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I. REQUEST/PROPOSAL DESCRIPTION and PROJECT PHASING 

 

A. Request 

 The applicant requests Threshold Determination under the State Environmental Policy Act (SEPA), Master 

Development Plan (MDP) approval and Administrative Design Review approval to do the following: 

 

1. Master Development Plan (MDP) approval to combine a 34,109 square-foot (SF) parcel (Phase 1) 

with a 17,053 SF parcel (Phase 2) into a single  project limit with a total area of 51,162 SF. The 

applicant seeks to combine the previously approved Phase 1 parcel (project site) with the Phase 2 

parcel (project site) into one project limit to utilize unused residential FAR from Phase 1 for the 

proposed Phase 2 building. The creation of a single project limit can be approved through the Master 

Development Plan (MDP) process. Phase 1 is a recently constructed 125,052 SF 6-story residential 

building with 162 units and underground parking for 170 vehicles. Phase 2  is a proposed 20-story 

residential building with 150 units, 5,739 SF of exempt Active Use (retail and restaurant) and 

underground parking for 202 vehicles.  

 

 The Phase 1 building Design Review (file #13-115778) was approved under the previous Downtown 

Code (the old Code), which was recently updated with Ordinance #6377 on October 26th, 2017 (the 

current Code) and under which this application for MDP approval, and Design Review approval for 

Phase 2 is being reviewed. To approve the proposed MDP, the existing site development of Phase 1 

must be brought into compliance with the current Code.  Refer to Section III.C for description of how 

the Phase 1 site has been brought into compliance with the current Downtown Code. 

 

2. Design Review  approval for the proposed Phase 2 project, which includes a 20-story multi-family 

residential tower with 150 residential units, approximately 2,668 square feet (SF) of ground level 

retail space, 3,071 SF of upper level retail space, a 3,216 SF open space (outdoor plaza) and 

underground parking for 202 vehicles.  

 

Project Site Plan 
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Project Renderings 

 

 

 
 

 

 

 

B. Site Design: 

The project site lies to the northwest of the intersection of NE 10th Street and 103rd Avenue NE.   The 

Phase 1 site is located along 103rd Avenue NE to the immediate north of the Phase 2 site. The Phase 2 site 

engages the  NE 10th Street and 103rd Avenue NE intersection and has frontage along both rights-of-way.  

Pedestrian access to the Phase 1 building is located at its southeast corner, while vehicular access to the 

below-grade parking for both phases is located at the building’s northeast corner. The existing 3-level 

garage will be expanded to the north to accommodate Phase 2 residents, visitors and customers to Phase 

2 retail and restaurant uses. The existing exterior loading space for Phase 1 refuse/recycling pick-up will 

remain and will be expanded to the south to accommodate the refuse/recycling needs for Phase 2. 

 

1. NE 10th Street: 

The pedestrian entrance to the proposed Phase 2 tower will be located within the outdoor plaza 

located on the NE 10th Street frontage. The plaza will also provide pedestrians access to two ground 

level active use spaces.  

 

The NE 10th Street streetscape will include a short-term load/unload area to facilitate package 

deliveries and passenger drop-off/pick-up functions for the Phase 2 building residents and visitors. 

The sidewalk width will vary but will, at a minimum, be 7-ft.-wide. A 5 ft-wide planting strip will be 

provided at both ends of this loading area.  However, no new street trees are proposed, given the 

provision of the loading area and related Transportation street-frontage improvements including new 

light poles and a new cross walk for pedestrian access across NE 10th Street. The existing street tree 

on the site’s southwest corner will be retained.   

 

2. 103rd Avenue NE: 

a. Phase 1:  

In order to approve the proposed project limit through the MDP process, existing Phase 1 site 

development must be modified to comply with the current Downtown Code, including right-of-

way standards in LUC 20.25A.170.B. The current Code designates 103rd Avenue NE as a “D – 

Neighborhood Street” right-of-way, which requires development to have “low to moderate 

Phase 2 

tower 

(proposed) 

 

Phase 2 

tower 

(proposed) 

 

Phase 1 

building 

(constructed) 

 

View of project from southeast corner of 

NE 10th Street and 103rd Avenue NE 

Phase 1 

building 

(constructed) 

 

View of project from northeast corner of 

103rd Avenue NE and NE 11th Street 



Mirador (Mira) Phase 2 

10232 NE 10th Street 

17-126596-LP/18-124370-LD 

Page 5 of 58 

 

     

orientation to pedestrians and shall complement residential uses.” As discussed in part A.1 of 

this section, Phase 1 was approved in the old Code prior to the adoption of site development 

standards with the Code updates in 2017. The following Phase 1 site development conditions will 

be modified to comply with the current Code: 

• Sidewalk/Planter Strip Dimensions - (LUC 20.25A.090.A). To comply with current Code 

dimensional standards for D-streets, which require a 7 ft-wide sidewalk and 5 ft-wide 

planting area, the width of the existing 8 ft-wide sidewalk will be reduced by 1 ft. to 

accommodate a 1 ft. increase to the width of the existing 4-ft-wide planting strip.  Refer  

• Weather protection - (LUC 20.25A.170.B.4.ii).  To comply with current Code standards for D-

streets, weather protection in the form of free-standing canopies will be provided. 

 

b. Phase 2 

A continuous 5 ft-wide planting strip with street trees, shrubs and groundcover will extend along 

103rd Avenue NE to the Phase 2 service access to the north.  The sidewalks along both streets 

will each be a minimum of 7 feet wide.  Pedestrians will access the upper level active use space 

by an exterior stairway and elevator in the middle of the Phase 2 building’s  frontage. 

 

This area will also be used by residents moving into or out of both buildings. No loading in the 

rights-of-way of NE 10th Street or 103rd Avenue NE will be allowed.  Refer to Conditions of 

Approval regarding Provisions for Loading, Mechanical Equipment, Equipment Screening and 

Street Furniture and Final Landscape Plan for Outdoor Plaza in Section XI of this report. 

 

Phase 2 Site Plan 

 

 
 

C. Building Design 

1. Phase 1:   

Phase 1 is a recently constructed 6-story residential building. Its design was approved under Design 

Review 13-115778-LD under the old Downtown Code. The building did not utilize the maximum 

allowable height or development density available to it at the time of its approval.  The building is 70 

feet high where a 90-foot tall building was allowed.  The project was developed to an FAR of 3.37, 
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where a maximum FAR of 5 would have been allowed. The building’s massing along  is articulated  

with bays, overhangs and the use of a variety of colors and materials, and its rooftop terrace provides 

its residents with light, air and views to the west, north and east.  

 

2. Phase 2: 

Design Concept:  The proposed Phase 2 building is a 20-story tower comprised of a 2-story podium 

and 18 stories of residential units above. The building’s massing will express its functional 

relationships, with retail and support spaces contained in a two-story podium and residential units 

comprising the tower above.  The inclusion of the outdoor plaza at the site’s southwest corner will 

enliven the pedestrian experience along NE 10th Street, as will the provision of active use spaces 

along the outdoor plaza and 103rd Avenue. The base of the building is scaled to respond to the 

pedestrian experience along the project’s two street frontages, while the mass of the residential 

tower will be articulated with inset corners and residential balconies. The rooftop amenities space 

and exterior terrace will provide the residents of the building expansive views to the west, south and 

east. Mechanical and elevator support functions will be located at the north edge of the building and 

screened from view. Refer to Condition of Approval regarding Exterior Building Lighting, Project 

Sign Design Package, Signage and  Screening for Rooftop Mechanical Equipment in Section XI of this 

report. 

Building Elevations 

Phase 2 South Elevation                       Phase 2 North Elevation 

 
 

East Elevation (103rd Avenue NE) 
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West Elevation 
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Materials – East Elevation 

 

 
 

Exterior Material Samples 
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Color and Materials:  The Phase 2 building’s exterior materials include glass (vision & spandrel), warm 

earth-toned metal panels and, in the outdoor plaza, accents of wood (ceiling) and stone (paving). Lighter-

toned metal panels are proposed on the residential tower, while metal panels in a terra-cotta color are 

proposed on the podium. This use of color reinforces the differentiation in the project’s functions (retail 

and residential) and is appropriately more saturated on the building’s  base and within the outdoor plaza. 

Highly transparent glass is incorporated on the podium to maximize visual engagement for pedestrians 

into the retail use(s), and lobby.  In the residential units, transparent glazing is maximized to leverage 

desirable views to the south and west.  Overhead weather protection at the pedestrian level incorporates 

transparent glass canopies to maximize daylight, while integrated lighting, particularly within the outdoor 

plaza, will provide additional warmth and will support use of the plaza during the evening. 

 

D. Process 

Master Development Plan (MDP) Review and Administrative Design Review (Design Review) for 

Downtown proposals are required by Land Use Code (LUC) 20.25A.030.A. The MDP, ADR and SEPA 

Threshold Determination are Process II decisions.  Process II is an administrative process.  The 

Environmental Coordinator issues the SEPA Threshold Determination and the Director of Development 

Services issues the Design Review decision.  An appeal of any Process II decision is heard and decided 

upon by the City of Bellevue Hearing Examiner. Refer to Condition of Approval regarding Design Review 

Modifications in Section XI of this report.  

 

II. SITE DESCRIPTION, ZONING, & LAND USE CONTEXT 

 

 

Site Context Map 

 

NORTH 
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A. Site Description       

The site (the project limit) currently consists of the recently completed Phase 1 residential building to the 

north and, to the south, the Phase 2 site, which includes a 1 story commercial building and associated 

parking lot that will be removed.  The site is roughly flat at its south boundary along NE 10th Street but 

begins to lose grade along the 103rd Avenue NE street frontage beginning at the Phase 1 building and 

continuing to the site’s north boundary. Existing driveway access to below-grade parking for the Phase 1 

building will remain and the garage will be expanded to the south to provide parking stalls for Phase 2 

residents, guests and retail/restaurant customers.  The existing driveway along for Phase 1 loading and 

trash/recycling pick-up will remain and will be expanded to accommodate loading and vehicle access 

requirements for Phase 2. 

 

B. Zoning   

 

 
Site Zoning Map  

C. Land Use Context   

Properties to the north of the site are located within the Downtown-Residential (DNTN-R) land use district 

within a B-1 perimeter overlay.  Properties to the west and south of the site are located within the same 

land use district and overlay DNTN-MU (Perimeter B-2), while properties to the east of the site are within 

the same land use district but are not within a perimeter overlay. 

 

Adjacent properties are as follows: 

North:  DNTN-R (Perimeter B-1): US Post Office. 

East:  DNTN-MU: 2-story retail building. 

South:  DNTN-MU (Perimeter B-2): 1-story commercial building. 

West:  DNTN-MU (Perimeter B-2): 1-story commercial building and cellular support facility.  

 

III. CONSISTENCY WITH LAND USE CODE/ ZONING REQUIREMENTS 

 

A. General Provisions of the Land Use Code - Use 

Uses are regulated by Land Use Code (LUC) Section 20.10.400 (Use Charts) and LUC 20.25A.050 for the 

Downtown Multi-Use (DT-MU) land use district.  The residential and commercial/retail uses proposed for 

this project are permitted with Design Review approval, subject to meeting the Design Review Guidelines 

of LUC 20.25A.140-180.  

 

B. Dimensional Requirements     

 The dimensional/area requirements that apply in DNTN-MU Perimeter B-2 overlay are listed below.  

NORTH 

The subject site is located to the northwest of the 

NE 10th Street intersection with 103rd Avenue NE in 

the Downtown Multi-Use (DT-MU) district and 

within a Perimeter B-2 overlay that was created   

with the adoption of Downtown Code updates in 

October, 2017. Per the Right-of-Way Designations  

in LUC 20.25A.170.B, the site has 2 streetscape 

designations: NE 10th is classified as a ‘C’ right-of-

way, and 103rd is classified as a ‘D’ right-of-way. 

The site is also within the Downtown Subarea per 

the Comprehensive Plan. This site, along with all of 

Downtown, was rezoned in 1981 through 

Ordinance No. 3013 to implement the 1979 

Downtown Subarea Plan Map. The proposed uses 

of residential and commercial/retail are  

permitted outright 

Perimeter B-2 

overlay 

 

Perimeter B-1 

overlay 
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Table 1 – Dimensional Requirements for Master Development Plan (MDP) 

 

SITE INFORMATION 

Downtown (DT) - 

Project Limit 

LUC 20.25A.020 

51,162 SF. 

 

(Phase 1: 34,109 SF.+ Phase 2: 17,053 SF.  = 51, 162 SF.) 

  
Land Use District 

per  

LUC 20.25A.010 

DT-MU within Perimeter B-2 Overlay  

Building Type per 

LUC 20.25A.060 

Footnote (2)  

Residential  

Floor Area Ratio: 

Base/Max 

 

4.5 Base/5.0 Max. 

 

4.99 Proposed 

 

Phase 1 + Phase 2 

/Project Limit Area  

 

(125,052 SF + 130,748 

SF = 255,800 

SF/51,162= 4.99) 

Meets requirement.  The applicant has 

proposed to develop the site (Phases 1 and 

2) to an FAR of 5.0 and will provide a 

minimum of 32,272 amenity points as 

described in part D of this section below. 

 

 

 

 

1. STREET FRONTAGE and LANDSCAPING (LUC 20.25A.090 & 110) 

Item Permitted/Required Proposed Code Section/Comments/ 

Conditions 

Sidewalk Width 

measured from 

back of curb: 

 

Overall Width: 

(includes 6” curb) 

 

 

 

 

Planting Strip/Tree 

Pits: 

 

 

 

 

 

NE 10th Street 

12’-6” 

 

103rd Avenue NE 

12’-6” 

 

NE 10th Street: 

5 ft.-wide planting 

strip.   

 

 

 

 

103rd Avenue NE.: 5 ft.  

x 5 ft. tree pits 

 

 

 

 

 

NE 10th Street 

12’-6” 

 

103rd Avenue NE 

12’-6” 

 

NE 10th Street: 

5 ft.-wide planting strip 

(partial: provision of 

load/unload area 

prevents continuous 

planting strip) 

 

103rd Avenue NE.:   

5 ft.-wide planting strip 

 

 

Meets Requirement 

 

LUC 20.25A.090 and LUC 20.25A.030.D 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Refer to Administrative Departure Request  

1 - Planting Strip in part G of this Section 

below. 
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Sidewalk Width: 

 

 

 

 

Landscaping -  

Street Tree  

Caliper & Species: 

 

 

 

 

 

 

 

 

 

 

NE 10th Street: 

7 ft.-wide  

103rd Avenue NE.:   

7 ft.-wide  

 

NE 10th Street:  

Tupelo Nyssa 

‘Firestarter’ 

 

 

 

 

 

103rd Avenue NE.: 

Ginkgo: Ginkgo biloba 

‘Autumn Gold’ 

(2” caliper) 

 

NE 10th Street: 

7 ft.-wide  

103rd Avenue NE.:   

7 ft.-wide  

 

NE 10th Street:  

Existing tree to remain. 

Due to the provision of 

the vehicular pull out 

on NE 10th Street, there 

is not sufficient room 

to plant new trees. 

 

103rd Avenue NE.: 

Ginkgo: Ginkgo biloba 

‘Autumn Gold’ 

(2” caliper) 

 

 

 

 

 

 

 

 

 

 

 

Refer to Conditions of Approval regarding 

Tree Protection, Street Trees and Right-of-

Way/Streetscape Installation & Irrigation, 

Installation and Maintenance Assurance 

Devices, and Maintenance Agreement 

with the City of Bellevue in Section XI of 

this report. 

 
2. PARKING (LUC 20.25A.080) 

Item Permitted/Required Proposed Code Section/Comments/ 

Conditions 

Vehicular Parking 

 

 

 

 

 

 

 

 

 

 

Residential: 

Minimum: 1.0/unit 

Maximum: 2.0/unit 

 

Phase 1: 162 units 

Phase 2: 150 units 

Total minimum stalls 

required: 312 stalls 

 

Visitor: 

Minimum: 1.0/20 

units 

312/20 = 15.6 stalls 

(16) 

 

Retail: 

Minimum: 2.0/1,000 

nsf. (net square feet) 

Maximum: 4.0/1,000 

nsf. 

308 nsf + 3,410 nsf = 

3,718 nsf/1,000 = 3.7 x 

2=7.4 stalls (8.0) 

 

 

Residential: 

Phase 1: 170 stalls 

Phase 2: 160 stalls 

Total Phase 1/Phase 2 

residential stalls: 330 

 

 

 

 

Visitor: 

Phase 1: 8 stalls 

Phase 2: 8 stalls 

Total Phase 1/Phase 2 

visitor stalls: 16  

 

Retail: 

Phase 2: 8 stalls 

Total Phase 1/Phase 2 

retail stalls: 8  

 

Phase-I & 2 combined 

Meets requirement 

 

LUC 20.25A.080.B 

 

Meets LUC 20.25A.080.B.n 

 

Meets LUC 20.25A.080.B.k (footnote 6) 

 



Mirador (Mira) Phase 2 

10232 NE 10th Street 

17-126596-LP/18-124370-LD 

Page 13 of 58 

 

     

Vehicular Parking 

(Continued) 

 

 

 

 

 

 

Restaurant: 

Minimum: 10/1,000 

nsf. 

Maximum: 20/1,000 

nsf. 

2,000 nsf./1,000 = 2.0 

x 10 = 20 stalls 

 

Total Minimum Stalls 

Required: 356 

 

Compact Stalls 

Up 65% of required 

parking stalls in the 

DNTN may be 

compact with a 

Departure 

Restaurant: 

Phase 2: 26 stalls 

Total Phase 1/Phase 2 

restaurant stalls: 26 

 

 

 

 

Total Stalls Provided: 

380 

 

 

Phase 1: 75 stalls 

Phase 2: 70 stalls 

Total: 145 stalls 

 

145/380 = .38 

(38%) 

 

 

 

 

 

 

 

LUC 20.25A.080.B 

 

Meets LUC 20.25A.080.B.n 

 

Meets LUC 20.25A.080.B.k (footnote 6) 

 

 

 

 

Refer to Administrative Departure Request  

7– Compact Parking in part G of this 

Section below. 

 

Refer to Conditions of Approval regarding 

Allocation of Parking for Retail, Restaurant 

and Residential Uses in Section XI of this 

report. 

 

 Bicycle Parking 

a. One space per 

every 10 dwelling 

units for residential 

uses. 312/10 = 31.2 

spaces 

b.  Provided on-site in 

a secure location. 

c.  Covered Spaces. At 

least 50 percent of 

required parking shall 

be covered. 

 

 

 

 

 

 

 

40 for residential 

 

 

Bike room on P1 

garage. (covered)  

 

Meets requirement.  

Phase -I & 2 combined 

 

 

LUC 20.25A.080.G.1.b & 2-5 Provided on-

site in a secure, covered location meeting 

the dimensional requirements.  

 

Table 2 – Dimensional Requirements for Phase 2 Design Review 

 

SITE INFORMATION 

Downtown (DT) - 

Project Limit 

LUC 20.25A.020 

51,162 SF. 

 

(Phase 1: 34,109 SF.+ Phase 2: 17,053 SF.  = 51, 162 SF.) 

  
Land Use District 

per  

LUC 20.25A.010 

DT-MU within Perimeter B-2 Overlay  

Building Type per 

LUC 20.25A.060 

Footnote (2)  

Residential  
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3. DIMENSIONAL REQUIREMENTS (LUC 20.25A.060) 

Item Permitted/Required Proposed Code Section/Comments/ 

Conditions 

Setback from Right-

of-Way  

0 ft. Balconies extend 12” 

over property line into 

103rd Avenue NE right-

of-way. 

Refer to Administrative Departure Request 

3– Intrusions Over the Sidewalk in part G 

of this Section below. 

 

LUC 20.25A.030.D, LUC 20.25A.060.B.2.a.2 

Maximum Floor 

Plate Above 40 ft. 

(Measured in gsf/f) 

20,000 SF.  9,500 SF. Meets Requirement  

Maximum Floor 

Plate Above 80 ft. 

(Measured in gsf/f) 

13,500 SF. 9,500 SF.  Meets Requirement.  

To comply with the requirements in 

20.25A.075.A.2 for additional building 

height above the trigger (105 ft),  all floor 

plates in the Phase 2 tower above 105 ft. 

must be reduced by 10%, or to an area of 

no greater than 12,150 SF. As proposed, 

the floor plate areas of 9,500 are less than 

the maximum allowed and meet the floor 

reduction requirement.  Refer to discussion 

regarding Building Height above Trigger 

below. 

  

Maximum Floor 

Plate Above Trigger 

Height 

(Measured in gsf/f) 

13,500 SF. 9,500 SF.  

Floor Area Ratio: 

Base/Max 

 

4.5/5.0 2.55 

(130,748/ 51,162 = 

2.55) 

Meets requirement.   

4. ADDITIONAL DIMENSIONAL REQUIREMENTS IN DOWNTOWN PERIMETER OVERLAY B-2 

Item Permitted/Required Proposed Code Section/Comments/ 

Conditions 

Maximum Lot 

Coverage by 

Structure 

75% 73.44% Phase 1 & 

Phase 2 combined. 

 

Combined lot coverage/ 

Combined site area: 

37,571 SF/51,162 SF = 

73.44% 

 

  

Meets requirement. 

 

 

LUC 20.25A.060  

Maximum Building 

Height/Maximum 

Building Height 

with Mechanical 

Equipment 

Building: 220 ft. 

Top of Mech: 240 ft.  

Building: 189.24 ft.  

Top of Mech: 217.32 ft. 

 

el. 376.5 ft. (roof) – el. 

187.26 ft. (Average 

Finished Grade) = 

189.24 ft. 

Meets requirement. 

 

Measured from average finish grade to 

rooftop - additional 20 feet allowed for 

mechanical equipment.  

 

LUC 20.25A.060.A.4 footnote (12) 
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Building Trigger for 

Additional Height 

105 ft. Triggered – 84.24 ft. of 

additional building 

height requested to 

building height of 

189.24 ft. (see below) 

LUC 20.25A.075.A.3  

Building Height 

Above Trigger  

 

115 ft. 

 

Maximum building 

height allowable (220 

ft.) – Trigger height 

(105 ft.) = maximum 

additional building 

height allowable 

above trigger: 

 

(220 ft.- 105 ht.= 115 

ft.) 

 

84.24 ft. 

 

Proposed Phase 2 

building height (189.24 

ft.) – Trigger height 

(105 ft.) = 84.24 ft. 

proposed additional 

building height above 

trigger:  

 

 

(189.24 ft.- 105 ft.= 

84.24 ft.) 

Meets requirement. 

 

Requirements for additional height above 

trigger:  

• 10% maximum floor plate reduction 

above trigger height. Floor plates are 

(9,500 sf/13,500 sf = 70%) 

• Outdoor Plaza space in the amount of 

10 percent of the site (project limit) 

required. Refer to Administrative 

Departure Request 4 – Outdoor Plaza 

Size in part G of this Section below. 

 

LUC 20.25A.030.D, LUC 20.25A.060.A.4 

(12), LUC 20.25A.075.A.3 

 

5. STREET FRONTAGE and LANDSCAPING (LUC 20.25A.090 & 110) 

Item Permitted/Required Proposed Code Section/Comments/ 

Conditions 

Sidewalk Width 

measured from 

back of curb: 

 

Overall Width: 

(includes 6” curb) 

 

 

 

 

Planting Strip/Tree 

Pits: 

 

 

 

 

 

NE 10th Street 

12’-6” 

 

103rd Avenue NE 

12’-6” 

 

NE 10th Street: 

5 ft.-wide planting 

strip.   

 

103rd Avenue NE.: 5 ft.  

x 5 ft. tree pits 

 

 

 

 

 

NE 10th Street 

12’-6” 

 

103rd Avenue NE 

12’-6” 

 

NE 10th Street: 

5 ft.-wide planting strip 

(partial: provision of 

load/unload area 

prevents continuous 

planting strip) 

 

103rd Avenue NE.:   

5 ft.-wide planting strip 

 

Meets Requirement 

 

LUC 20.25A.090 and LUC 20.25A.030.D 

 

 

 

 

 

 

 

Refer to Administrative Departure Request  

1 - Planting Strip in part G of this Section 

below. 
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Sidewalk Width: 

 

 

 

 

Landscaping -  

Street Tree  

Caliper & Species: 

 

NE 10th Street: 

7 ft.-wide  

103rd Avenue NE.:   

7 ft.-wide  

 

NE 10th Street:  

Tupelo Nyssa 

‘Firestarter’ 

 

 

 

 

 

103rd Avenue NE.: 

Ginkgo: Ginkgo biloba 

‘Autumn Gold’ 

 

NE 10th Street: 

7 ft.-wide  

103rd Avenue NE.:   

7 ft.-wide  

 

NE 10th Street:  

Existing tree to remain. 

Due to the provision of 

the vehicular pull out 

on NE 10th Street, there 

is not sufficient room 

to plant new trees. 

 

103rd Avenue NE.: 

Ginkgo: Ginkgo biloba 

‘Autumn Gold’ 

(2” caliper) 

 

 

 

 

 

 

 

 

 

 

 

Refer to Conditions of Approval regarding 

Tree Protection, Street Trees and Right-of-

Way/Streetscape Installation & Irrigation, 

Installation and Maintenance Assurance 

Devices, and Maintenance Agreement 

with the City of Bellevue in Section XI of 

this report. 

 

 
6. PARKING (LUC 20.25A.080) 

Item Permitted/Required Proposed Code Section/Comments/ 

Conditions 

Vehicular Parking 

 

 

 

 

 

 

 

 

 

 

Residential: 

Minimum: 1.0/unit 

Maximum: 2.0/unit 

 

Phase 1: 162 units 

Phase 2: 150 units 

Total minimum stalls 

required: 312 stalls 

 

Visitor: 

Minimum: 1.0/20 

units 

312/20 = 15.6 stalls 

(16) 

 

Retail: 

Minimum: 2.0/1,000 

nsf. (net square feet) 

Maximum: 4.0/1,000 

nsf. 

308 nsf  + 3,410 nsf = 

3,718 nsf/1,000 = 3.7 x 

2=7.4 stalls (8.0) 

 

Residential: 

Phase 1: 170 stalls 

Phase 2: 160 stalls 

Total Phase 1/Phase 2 

residential stalls: 330 

 

 

 

 

Visitor: 

Phase 1: 8 stalls 

Phase 2: 8 stalls 

Total Phase 1/Phase 2 

visitor stalls: 16  

 

Retail: 

Phase 2: 8 stalls 

Total Phase 1/Phase 2 

retail stalls: 8  

 

Phase-I & 2 combined 

Meets requirement 
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Vehicular Parking 

(Continued) 

 

 

 

 

 

 

Restaurant: 

Minimum: 10/1,000 

nsf. 

Maximum: 20/1,000 

nsf. 

2,000 nsf./1,000 = 2.0 

x 10 = 20 stalls 

 

Total Minimum Stalls 

Required: 356 

 

Compact Stalls 

Up 65% of required 

parking stalls in the 

DNTN may be 

compact with a 

Departure 

Restaurant: 

Phase 2: 26 stalls 

Total Phase 1/Phase 2 

restaurant stalls: 26 

 

 

 

 

Total Stalls Provided: 

380 

 

Phase 1: 75 stalls 

Phase 2: 70 stalls 

Total: 145 stalls 

 

145/380 = .38 

(38%) 

 

 

 

 

LUC 20.25A.080.B 

 

Meets LUC 20.25A.080.B.n 

 

Meets LUC 20.25A.080.B.k (footnote 6) 

 

 

 

 

 

 

Refer to Administrative Departure Request  

7 – Compact Parking in part G of this 

Section below. 

 

Refer to Conditions of Approval regarding 

Allocation of Parking for Retail, Restaurant 

and Residential Uses in Section XI of this 

report. 

 

Bicycle Parking 

b. One space per 

every 10 dwelling 

units for residential 

uses. 312/10 = 31.2 

spaces 

c.  Provided on-site in 

a secure location. 

d.  Covered Spaces. At 

least 50 percent of 

required parking shall 

be covered. 

 

 

 

 

 

 

 

40 for residential 

 

 

Bike room on P1 

garage. (covered)  

 

 

 

Meets requirement.  

Phase -I & 2 combined 

 

 

LUC 20.25A.080.G.1.b & 2-5 Provided on-

site in a secure, covered location meeting 

the dimensional requirements.  

7. REFUSE/RECYCLING/LOADING  (LUC 20.25A.160 & LUC 20.20.590.K and 20.20.725) 

Item Permitted/Required 

 

 

Proposed 

 

 

Code Section/Comments/ 

Conditions 

Refuse & Recycling 

 

Residential: 

 

 

Retail: 

 

 

 

 

 

 

 

 

1.5 SF/unit @ 150 

units =  225 SF. 

 

5 SF/1000 SF. with  

5,718 SF./1,000 = 5.8 

SF. x 5 = 29 SF. 

 

Total Min. Area 

Required: 225 + 29 = 

254 SF 

 

 

 

 

 

 

 

 

 

Total Area Provided: 

400 SF. 

 

Meets requirement.  

LUC 20.20.590.K.4, 20.20.725 & 

20.25A.160 
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Loading Area 

 

One 10 FT x 55 FT 

dedicated loading 

space 

 

 

20 FT x 60 FT: Shared 

with Phase 1. 

 

Refer to Conditions of Approval regarding 

Provisions for Loading and Recording: 

Solid Waste/Recycling Containers in 

Section XI of this report. 

 

 

 

C. Phase 1 Site Development - Compliance with Current Downtown Code Standards 

The proposed project desires to combine two parcels within the same land use district to create one 

project limit.  This combination is accomplished through the MDP process. Additionally, by creating one 

project limit that conforms to existing site development regulations, the applicant can redistribute unused 

residential FAR from Phase 1 for use by development in Phase 2 provided that the entire development 

within the project limit will not exceed the maximum FAR for the B-2 Overlay in the DNTN-MU land use 

district.   

 

Phase 1, one of the two parcels the comprise the new project limit, is already developed with a recently-

completed residential building.  This building was approved and constructed under the previous Land Use 

Code.   

 

The new project limit (Phase 1 and Phase 2) substantively changes the entire site.  Therefore, site 

development within the newly created project limit must meet current site development regulations in 

with the current code.  Because Phase 1 was approved under a previous code, the site development 

within the Phase 1 parcel is currently non-conforming per the current site development regulations with 

respect to the width of the planting strip and the provision of weather protection for 50 percent of the 

building façade. 

 

Through the MDP process, the applicant has proposed changes to the development in Phase 1 to meet 

current site development regulations.  The site regulations for Phase 1 and any changes required to bring 

the site into compliance through this MDP process are discussed below: 

 

1. Street & Pedestrian Circulation Standards - -Planter Strip Width: 5 ft-wide minimum/Sidewalk 

Width: 7-ft-side minimum (LUC 20.25A.090.B) 

Finding: Phase 1 was approved with an 8-foot wide sidewalk and 4-foot wide planting strip.  The 

current code requires a minimum 7-foot wide sidewalk and 5-foot wide planting strip.  The applicant 

will meet the current requirements by cutting  1 ft from the existing sidewalk on the Phase 1 site 

along 103rd Avenue NE and filling in this area with additional landscaping. The planter strip will meet 

the required width of 5 feet. 

     

2. Street-frontage standards in LUC 20.25A.170.B.1 as follows for “D” Rights of Way: 

 

a. Transparency: Blank walls and inactive uses may occupy no more than 25% of the façade; 

 Finding: The Phase 1 building as constructed is consistent with the purpose and intent of the 

Land Use Code design guidelines for Neighborhood Streets – “D” rights-of-way in LUC 

20.25A.170.B.4.  “D” rights-of-way have low to moderate orientation to pedestrians and are 

intended to complement residential uses.  The Phase 1 building has provided direct relationships 

between the pedestrian in the public realm/sidewalk and the residential uses in the building for a 

majority of the facade. Direct visual access is provided into the residential lobby and into the 

ground level residential units via windows. Additionally, four or the six ground level units have 
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entry doors onto outdoor patios that directly face the sidewalk. Two of these patios can be 

directly accessed from the sidewalk.  Landscape features at the building entry and behind the 

sidewalk for the length of the façade help to soften the urban edge.  Pedestrian amenities, 

including a water feature and seating, is provided to complement the residential character and 

use of the building.  Lastly, the streetscape is not required to provide Active or Service Uses.  The 

project, does however, provide residential and residential lobby uses which help to activate the 

pedestrian realm. 

 

b. Weather Protection: 50%. 

Finding: Complies. The Phase 1 site is required to provide weather protection equal to 50% of the 

street frontage. As shown on Sheet A0.7 of the project drawings in Attachment G of this report, 

the Phase 1 street frontage is approximately 214 ft long, requiring 107 ft. of weather protection.   

A 107 ft-long free-standing canopy will be installed along the western side of the required 

sidewalk.  See  below for a pedestrian-level rendering of the canopies as proposed. 

 

 

 
   Phase 1 Street-frontage along 103rd Avenue NE 

 

c. Points of Interest: Every 90 lineal feet of façade, maximum, and 

 Finding: Complies. There are two points of interest along the Phase 1 façade on 103rd Avenue.  

The first point of interest is the pedestrian lobby and associated exterior water feature  located 

at the building’s southeast corner.  A second point of interest is provided approximately 90 feet 

to the north where residential patios are off-set 6 ft. toward the sidewalk from the adjoining 

building façade.  This gesture is emphasized by the use of terra-cotta colored wall panels and 

white accents that frame the terraces. Lastly, decorative fencing near the garage helps to screen 

the garage exhaust vents.   

 

 
 

 

Mira Phase 1 Building East Elevation Axonometric View 

Points of 

Interest 

(residential 

terraces) 

 

103rd Avenue 

NE 

 

Point of Interest: 

Phase 1 Pedestrian lobby 

 

Point of Interest: 

Residential Terraces 

 

Weather 

protection  

(free-standing 

canopies)  

proposed 
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d. Vehicle Parking: No surface parking or vehicle access directly between perimeter sidewalk and 

main pedestrian entrance. 

 Finding: Complies. There is no surface parking between the perimeter sidewalk and main Phase 1 

pedestrian entrance.  Vehicular access is provided at the north end of the building.  

 

D.  FAR & Amenity Bonus System (LUC 20.25A.070) 

The applicant proposes to develop the site (Phases 1 and 2) to an FAR of 4.99 (255,800 SF), which is 10 SF 

less than the maximum FAR for the site (255,810 SF), and will provide 32,613 amenity points, which will 

exceed the  minimum requirement of 32,272 amenity points as described below. 

 

Table 3: FAR 

 

 Phase 1  

(Approved under Old Downtown 

Code} 

Phase 2 

(Proposed under Downtown Code 

Updates in October 2017) 

Project Area (Site) in DNTN-MU -

Perimeter B-2 

34,109 SF 

 

17,053 SF 

Total (Project Limit) 51,162 SF 

(34,109 + 17.053 = 51,162 SF) 

Maximum FAR Allowable Phase 1 

Residential: 5.0 

170,545 SF 

(34,109 x 5.0 = 170,545 SF) 

 

Maximum FAR Allowable Phase 2  

Residential: 5.0 

 85,265 SF 

(17,053 SF x 5.0 = 85,265 SF) 

Total FAR Allowable 

within project limit 

255,810 SF 

(170,545 SF + 85,265 SF = 255,810 SF) 

Phase 1: Constructed FAR (GFA for 

FAR)  

125,052 SF 

(constructed) 

 

Phase 2 Proposed Project FAR 

(GFA for FAR) 

 130,748 SF 

(proposed) 

Total Proposed Project FAR (GFA 

for FAR) within project limit 

255,800 SF 

(125,052 SF  + 130,748 SF = 255,800 SF) 

Project FAR 4.99 FAR 

255,800 SF divided by 51,162 SF = 4.99 

 

1. Exemption from FAR for Ground-Level and Upper-Level Active Uses - - Phase 2 building 

As shown in Table 1 Dimensional Requirements, the applicant seeks to exempt 2,668 sf of Ground 

Level Floor Area of Active Use (retail and restaurant) on Level 1 and 3,071 SF of Upper Level Floor 

Area Active Use (retail) on Level 2 of the Phase 2 building for a total of 5,739 SF of proposed exempt 

Active Uses. 

 

a. Ground-Level Active Use Areas: 

The proposed 2,668 SF floor area of ground-level active uses will be comprised of one space at 

2,360 SF at the building’s southeast corner and a second 308 SF space at the southwest corner of 

the residential lobby. The floor areas of both spaces will meet the definition of Active Uses in LUC 

20.25A.020, are each included in the associated use charts in LUC 20.25A.050 and will comply 

with the standards for “A” rights-of-way in LUC 20.25A.170.B.1.b except as follows 

The applicant is requesting an Administrative Departure to modify the minimum 75% weather 

protection requirement for the 308 SF space.  Refer to Administrative Departure Request 5 – 

Exempt Active Use Weather Protection in part G of this Section below. 
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b. Upper-Level Active Use Area: 

The proposed 3,071 SF floor area of upper-level active use will be comprised of one 3,071 SF 

space along 103rd Avenue NE. The floor area of this space will meet the definition of Active Use in 

LUC 20.25A.020, is included in the associated use charts in LUC 20.25A.050 and will comply with 

the standards for upper-level active use in LUC 20.25A.170.D.2, including compliance with the 

standards for “A” rights-of-way, except as follows: The applicant is requesting an Administrative 

Departure to modify the standard in LUC 20.25A.170.D.2.c to provide 100% active uses for the 

floor area and building facades directly below the upper-level active use space. Refer to 

Administrative Departure Request 2 – Active Use in part G of this Section below. 

 

2. FAR Amenity System Requirements: 

Development within a single project limit (Phase 1 + Phase 2) may exceed its Base FAR or base 

building height by providing amenities as indicated in Table 4.  

 

Because Phase 2 will be developed above the base building height of 105 feet, the greater of the floor 

area being constructed above the Base FAR or the floor area being constructed above the Base 

Building Height, divided by two, shall be the required amenity incentive points.  In this case, the floor 

area above the Base Building Height divided by two (32,273 SF) is greater than the floor area being 

constructed above the Base FAR (25,571 SF).  Therefore, the applicant is required to provide a 

minimum of 32,273 amenity points. Refer to the tables below for the calculation of required 

amenity points for Phase 2:  

 

Table 4: Phase 2 Building FAR Amenity Points Required 

 

Building Area Developed Above Base FAR 

Total Floor Area: 

 

 

255,800 SF 

(Phase 1: 125,052 SF (constructed)  + Phase 2: 130,748 SF (proposed) 

 Base FAR:  4.5 

Max FAR:  5.0 

230,229 SF 

(34,109 SF + 17,053 SF = 51,162 SF)  

 

(51,162 SF x 4.5 = 230,229 SF) 

 Square Feet above Base FAR: 25,571 SF 

(255,800 – 230,229 = 25,571 

Building Area Developed Above Base Building Height  

Base Building Height 105 Feet 

 

Building area developed above 

base building height  

64,546 SF 

 

Building Area Developed Above 

Base Building Height divided by 2 

(LUC 20.25A.070.D.2.a,  Condition 

2) 

32,273 SF 

Building area developed above 105 FT: 64,546 SF/2 = 32,273 SF 

 

 

REQUIRED AMENITY POINTS 32,273 sf 

32,273 > 25,571 
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Table 5: FAR Amenities 
 

 Phase 1 

(Approved under Old Downtown 

Code) 

Phase 2 

(Proposed under Downtown Code 

Updates in October, 2017) 

Outdoor Plaza:  

Provided by Phase 2 

N/A 

 

9.3:1 3,216 SF  29,909 SF 

(9.3 x 3,216 

SF) 

Water Feature:  

Provided by Phase 2 

40:1 $40 

($40,000 x 

.10) 

1,600 SF 

(40 x $40) 

Water Feature:  

Extra Amenity Points from existing  

Phase 1 water feature available for 

use by Phase 2. 

  1,104 SF 

Total FAR Amenity Points Earned: 32,613 

 (29,909 + 1,600 + 1,104 = 32,613) 

Extra FAR Amenity Points: 240 

 (32,613 – 32,373 = 240) 

 

 32,613 (earned points) > 32,273 (required points) 

Proposal has met the LUC requirements 

 
Refer to Conditions of Approval regarding Amenity Designs &  Statistics, Documentation of the Value of  Water 

Feature and Recording of Amenities and Exempt Active Use Space in Perpetuity in Section XI of this report. 

 

E.  Tower Height Requirements/Outdoor Plaza (LUC 20.25A.075.A) 

The proposed Phase 2 tower height will exceed the trigger for additional height by 84.24 FT.  Towers that 

exceed the trigger height set forth in LUC 20.25A.060 must comply with the following criteria of LUC 

20.25A.075 as follows: 

 

1. 10% reduction of floor plate size above the trigger height: 

Finding:  Meets requirement. The maximum allowable floor area above trigger is 13,500 SF 

(maximum floor plate above 80 FT). A 10% reduction would equal 12,150 SF (13,500 SF x .9 = 12,150 

SF). The proposed floor areas above the trigger are 9,500 SF, which is a reduction of 30% of the 

maximum allowable. 

2. Outdoor Plaza equal to 10% of the site area (project limit). 

Finding:  Meets requirement through Administrative Departure Request #2 as discussed in part E of 

this report below. The area of the Outdoor Plaza required is 10% of the project limit, or 5,116 SF  

(51,162 SF x .1 = 5,116 SF). Additionally, the design of the Outdoor Plaza must meet the design 

criteria in the Amenity Incentive System in LUC 20.25A.070.D.4. Refer to Administrative Departure 

Request 4 – Outdoor Plaza Size in part G of this Section. 

 

F. Green and Sustainability Factor (LUC 20.25A.120) 

Finding:  The proposal has met the requirements for the Green and Sustainability Factor. The site requires 

a Green and Sustainability Factor score of 0.25 per LUC 20.25A.120. The proposal provides a score of 

0.253. The project achieves the required score by providing: 

 

1. A green wall at the ground level along the west edge of the site. 

2. Landscape areas in the outdoor plaza, street-frontages and roof-top terraces with native or drought-
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tolerant plants. 

3. The protection of the existing tree in the NE 10th Street right-of-way. 

4. Shrubs and large perennials 

5. Trees: small-5, medium-4 and large-2. 

6. Structural soil systems for the new street trees along 103rd Avenue NE. 

Refer to Attachment G: Project Drawings: Sheets L1.0 – L4.2 for plans and associated plant schedules 

 

G. Administrative Departures (LUC 20.25A.030) 

The applicant has submitted Administrative Departures Request(s) to modify provisions of the LUC when 

strict application would result in a development that does not fully achieve the policy vision for the 

Downtown as articulated in the Comprehensive Plan and the Downtown Subarea Plan.  Below is a list of 

Departure request made by the applicant: 

1 – Planter Strip: Request to Depart from LUC 20.25A.090.A.1 Plate 

2 – Active Use: Request to Depart from LUC 20.25A.170.B.1.b  

3 – Intrusions over the Sidewalk: Request to Depart from LUC 20.25A.060.B.2.a.iii 

4– Outdoor Plaza Size: Request to Depart from LUC 20.25A.075.A.3 

5 – Exempt Active-Use Weather Protection: Request to Depart from LUC 20.25A.070.C.1.a 

6 – Build-to Line: Request to Depart from LUC 20.25A.020.A 

7– Compact Parking: Request to Depart from LUC 20.25A.080.F.2 

 

A discussion of how each Departure Request meets the decision criteria in LUC 20.25A.030.D.1.b. follows 

below: Also refer to Attachment C: ADMINISTRATIVE DEPARTURE REQUEST FORM for each of the 

applicant’s Departure Requests. 

 

1. Departure 1 – Planter Strip: Request to Depart from LUC 20.25A.090.A.1 Plate A 

The applicant has requested a departure from the required provision of tree pits along 103rd Avenue 

NE for the proposed Phase 2 building.  A planting strip was approved and installed for the Phase 1 

building.  This departure is being requested to allow a continuous planting strip along the 103rd 

Avenue NE streetscape for Phase 1 and  Phase 2, which will provide a consistent street-frontage 

appearance for both the entire project (Phase 2 and Phase 1) along NE. 

 

Departure Decision Criteria: 

a. The resulting design will advance a Comprehensive Plan goal or policy objective that is not 

adequately accommodated by a strict application of the Land Use Code; and 

Finding: As proposed, the approval of a  planter strip along 103rd Avenue NE will advance the 

Comprehensive Plan Downtown goal to enhance “a continuous landscape planter with street 

trees along the curbside edge of the sidewalk” that will provide “a healthier growing 

environment for street trees”.  The proposed planter strip will also advance Policy S-DT-99 to 

“emphasize the street environment as a key component of the Downtown open space network” 

through the increased landscaping that will result from the installation of a planting strip versus 

tree pits. 
 

b. The resulting design will be more consistent with the purpose and intent of the Land Use Code; 

and 

 Finding: The streetscape design that will result from the approval of the Phase 2 planting strip 

will be consistent with the purpose and intent of the Land Use Code.  The Phase 2 planting strip 

will contribute to the points required to meet the Green and Sustainability Factor as described in 

part G of this section and will provide more extensive area for the planting of street trees. 

  

c. The modification is the minimum reasonably necessary to achieve the Comprehensive Plan 

objective or Land Use Code intent; and 

 Finding: The modification to allow the Phase 2 planting strip as proposed is the minimum 
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reasonably necessary to achieve the Land Use Code intent. The proposed landscape planting strip 

achieves a greater area of landscaping than would be provided with the installation of tree pits 

and will enhance the pedestrian experience along 103rd Avenue NE by further softening the 

transition to the street with additional plants and groundcover. 

  

d. Any Administrative Departure criteria required by the specific terms of the Land Use Code have 

been met; or 

 Finding: Not Applicable.  There are no specific terms regarding with request 

 

e. The modification is reasonably necessary to implement or ensure consistency with a departure 

allowed through a Development Agreement approved pursuant to subsection D.2 of this 

section. 

 Finding: Not applicable.  This project was not originally approved through a Development 

Agreement. 

 

Finding: After review of the submitted Administrative Departure Request against the Departure 

Decision Criteria as discussed above, the departure allowing a planting strip instead of requiring tree-

pits along the Phase 2 street frontage with 103rd Avenue NE will be approved as part of this Design 

Review approval. 

 

2. Departure 2 – Active Use: Request to Depart from LUC 20.25A.170.B.1.b: 

The applicant has requested a departure from the “A” street right-of-way standard to provide 100% 

active uses below the proposed exempt upper-level active use along 103rd Avenue NE on the Phase 2 

tower. This departure is requested because the proposed Fire Control & Command (FCC) room needs 

to be located on the Phase 2 street wall at the northeast corner of the building, directly below an 

upper level active use space, and is not an active use as defined in LUC 20.25A.020.  

 

Departure Decision Criteria: 

a. The resulting design will advance a Comprehensive Plan goal or policy objective that is not 

adequately accommodated by a strict application of the Land Use Code; and 

 Finding: The location of the FCC room along the  facade of the Phase 2 building advances the 

Downtown Comprehensive Plan Public Safety Policy S-DT-29 to “provide adequate fir and safety 

services for the Downtown Subarea as population and employment increase over time”.  The 

proposed FCC room has been located to meet the requirements of the Fire Department and it 

will provide direct Fire Department access from the street. Additionally, the need to provide  

Active Uses along NE 10th Street and the majority of the 103rd Avenue NE (86%) and the site’s 

small size limit the options to locate the FCC Room elsewhere while still meeting the Fire 

Departments requirements.  

 

b. The resulting design will be more consistent with the purpose and intent of the Land Use Code; 

and 

 Finding: The purpose and intent of the Downtown Code is to provide Active Uses at the ground 

and upper floors of new development to support an engaging, vibrant and visually compelling  

pedestrian environment.  As proposed, the location of the FCC is placed in the corner of the 

building on the least heavily traveled street, thereby allowing the majority of the Active Use 

spaces to occur along the more heavily traveled pedestrian areas of the project. 

 

c. The modification is the minimum reasonably necessary to achieve the Comprehensive Plan 

objective or Land Use Code intent; and 

 Finding: The size of the proposed FCC room is based on the area requirements of the Fire 

Department, which is the minimum area reasonably necessary to achieve the Comprehensive 

Plan (see finding for “a” above).  
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d. Any Administrative Departure criteria required by the specific terms of the Land Use Code have 

been met; or 

 Finding:  Not Applicable.  There are no specific terms regarding with request. 

 

 

e. The modification is reasonably necessary to implement or ensure consistency with a departure 

allowed through a Development Agreement approved pursuant to subsection D.2 of this 

section. 

 Finding: Not applicable.  This project was not originally approved through a Development 

Agreement. 

 

Finding: After review of the submitted Departure Request and the review of this request against the 

Departure Decision Criteria as discussed above, the departure from the applicable “A” street right-of-

way standard in LUC 20.25A.170.B.1.b to allow 86% active uses on 103rd Avenue NE on Phase 2 will be 

approved as part of this Design Review approval. 

 

3. Departure 3 – Intrusions Over the Sidewalk: Request to depart from LUC 20.25A.060.B.2.a.iii 

The applicant has requested a departure for an exception to Downtown dimensional requirements to 

extend external balconies over the sidewalk. This departure is necessary to allow 4-foot deep 

residential balconies on levels L-3 through L- 19 of the Phase 2 tower to extend 12” into the 103rd 

Avenue NE right-of-way. An exception to Downtown dimensional requirements shall be reviewed as 

an Administrative Departure. 

 

Departure Decision Criteria: 

a. The resulting design will advance a Comprehensive Plan goal or policy objective that is not 

adequately accommodated by a strict application of the Land Use Code; and 

 Finding: The proposed 12-inch intrusions over the required sidewalk on 103rd Avenue NE of the 

Phase 2 residential balconies will advance the Comprehensive Plan General Design and Function 

policy to “ensure an aesthetically pleasing urban environment” by enhancing visual interest to an 

otherwise flat tower façade with more balcony depth than would be provided by a strict 

application of the dimensional requirements of the Land Use Code. 

 

b. The resulting design will be more consistent with the purpose and intent of the Land Use Code; 

and 

 Finding: The proposed 12-inch residential balcony intrusion over the ROW is more consistent 

with the Downtown Building Design Guideline to “incorporate variation and articulation in the 

design of each tower façade to provide visual interest” as the greater depth of the residential 

balconies will create more robust visual interest than would otherwise result from a strict 

application of the Land Use Code. In addition, the greater depth of the residential balconies will 

provide an enhanced response of the tower’s façade to its eastern orientation, as the deeper 

balconies will enhance passive solar heat gain protection to units below.  

 

c. The modification is the minimum reasonably necessary to achieve the Comprehensive Plan 

objective or Land Use Code intent; and 

 Finding: The maximum approvable intrusion of balconies over the right of way  is 50% of the 

required sidewalk width, which in this instance is  3.5 FT (7 FT/2).  The 12-inch intrusion proposed 

is less than a third of the maximum approvable through an approved Administrative Departure.  

  

d. Any Administrative Departure criteria required by the specific terms of the Land Use Code have 

been met; or 

 Finding: Not Applicable.  There are no specific terms regarding this request. 
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e. The modification is reasonably necessary to implement or ensure consistency with a departure 

allowed through a Development Agreement approved pursuant to subsection D.2 of this 

section. 

 Finding: Not applicable.  This project was not originally approved through a Development 

Agreement. 

 

Finding: After review of the submitted Departure Request and the review of this request against the 

Departure Decision Criteria as discussed above, the departure to LUC 20.25A.060.B.2.a.2.iii to allow 

balconies to extend 12 inches over the required sidewalk and right of way will be approved as part of 

this Design Review approval. Refer to the Condition of Approval regarding Right-of-Way Use for 

Balcony Intrusion in Section XI of this report. 

 

4. Departure 4 – Outdoor Plaza Size: Request to depart from LUC 20.25A.075.A.3 

The applicant has requested a departure from the Code required provision of an Outdoor Plaza space 

in the amount of 10% of the Phase 2 site . The site (the project limit including Phase 1 and Phase 2) 

has an area of 51,162 SF, which would require an Outdoor Plaza of 5,116 SF.  

 

 
Outdoor Plaza Plan 

 

 
Outdoor Plaza Precedent Images 
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Outdoor Plaza – View from Southwest 

 

Departure Decision Criteria: 

a. The resulting design will advance a Comprehensive Plan goal or policy objective that is not 

adequately accommodated by a strict application of the Land Use Code; and 

 Finding: The Outdoor Plaza design will advance the Comprehensive Plan goal for Great Public 

Spaces through its unique and memorable features and accessibility to the public.  The proposed 

design will also advance the Urban Design and the Arts goal by:  

 

Providing variety and compatibility in . . . site design (that) will allow for a mix of interesting 

and innovative designs that also function within the context of the city. All types of open 

space can be attractive places, focal points, and provide contrasts to, or integrate with, the 

built environment. 

 

The proposed Outdoor Plaza is predominantly covered by the Phase 2 residential building above to 

create an exterior covered porch that is unique to Downtown Bellevue.  This attribute will extend the 

plaza’s use into the fall and provide for earlier use during the spring.  Additionally, the south-facing 

plaza will allow for the penetration of winter sun while providing shade during the heat of the 

summer. The proposed retail and restaurant spaces along the interior edges of the plaza will 

encourage pedestrian use, as will the plaza design’s provision of seating options, water feature and 

unique lighting that will extend the use of the plaza into the evening.   

 

b. The resulting design will be more consistent with the purpose and intent of the Land Use Code; 

and 

 Finding: The proposed Outdoor Plaza design will result in an intimately scaled, predominantly 

weather-protected exterior space animated with Active Uses along two sides, a water feature 

and high-quality surface materials, furnishings and pedestrian scale lighting.  The plaza will also 

include electrical hook-up locations for potential events.  Taken together, the combination of 

design attributes is more consistent with Downtown Design Guidelines in LUC 20.25A.160.E.2.g & 

n to “Include features and programming opportunities to encourage year-round use” and “design 

for events where feasible by providing electrical hookups”. The design will also be more 

consistent with Downtown Design Guidelines in LUC 20.25A.170.A.4 to provide a space that is 
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neither “secluded or highly exposed”, and which uses “formal benches, movable seating, and 

informal seating areas” and  “Provide(s) more seating areas near active retail establishments”. 

 

c. The modification is the minimum reasonably necessary to achieve the Comprehensive Plan 

objective or Land Use Code intent; and 

 Finding: The modification to the required size of the Outdoor Plaza is the minimum necessary to 

achieve the Land Use Code intent. As designed, the Outdoor Plaza will provide a concentration of 

features in an intimately scaled space of 3,216 SF. 

 

d. Any Administrative Departure criteria required by the specific terms of the Land Use Code have 

been met; or 

 Finding:  A modification to the 10% area requirement for an Outdoor Plaza space may be 

approved through an Administrative Departure provided that following minimum criteria are 

met: 

 

i. The Outdoor Plaza is not less than 3,000 square feet in size or 1,500 square feet on a 

DT-Small Site; 

Finding: Meets minimum criteria - - the area of the proposed Outdoor Plaza is 3,216 SF. 

ii. The Outdoor Plaza is functional and is not made up of isolated unusable fragments; 

Finding: Meets minimum criteria. The proposed Outdoor Plaza is functionally one 

contiguous space approximately 90 ft long, 32 FT deep and 28 Ft high. 

iii. The Outdoor Plaza meets the design criteria for outdoor plazas in the floor area ratio 

and Amenity Incentive System, Chart LUC 20.25A.070.D.4; and 

Finding: Meets minimum criteria. The proposed Outdoor Plaza meets the design criteria 

in the FAR Amenity Incentive System as described below. 

iv. The size of the plaza is roughly proportional to the additional height requested. 

Finding: Meets minimum criteria. The size of the plaza (3,216 SF) is roughly proportional 

to the additional height requested (113.23 ft). 

 

e.  The modification is reasonably necessary to implement or ensure consistency with a departure 

allowed through a Development Agreement approved pursuant to subsection D.2 of this 

section. 

 Finding: Not applicable.  This project was not originally approved through a Development 

Agreement. 

 

Finding: After review of the submitted Departure Request and the review of this request against 

the Departure Decision Criteria as discussed above, the departure to allow a reduction in the size 

of the required Open Space from 5,116 SF to 3,216 SF will be approved as part of this Design 

Review approval. 

 

5. Departure 5 – Exempt Active Use Weather Protection: Request to depart from LUC 

20.25A.070.C.1.a: 

The applicant has requested a departure from the “A” street right-of-way standard to provide a 

minimum of 75% weather protection in front of a 308 SF of proposed ground-level active use (retail) 

space located at the southwest corner of the Phase 2 residential lobby.  As required by Code, weather 

protection for  15 feet (75%) of the façade must be provided along the street frontage.  As proposed, 

the weather protection (canopy) at the street frontage along NE 10th Street covers approximately 12 

feet (60%) of the 20 ft-wide façade, or 3 feet (15%) less than required. 
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Ground Level Plan (Partial – at west) 

 

a. The resulting design will advance a Comprehensive Plan goal or policy objective that is not 

adequately accommodated by a strict application of the Land Use Code; and 

Finding: The proposed (resulting) weather protection design meets the intent of the 

Comprehensive Plan goal to provide weather protection for pedestrians in the right-of-way. The 

proposed exempt active use space is located at the back of the outdoor plaza and, because of 

this location, the ceiling of the outdoor plaza above will provide weather protection.  

 

b. The resulting design will be more consistent with the purpose and intent of the Land Use Code; 

and 

 Finding: The proposed (resulting) weather protection design is consistent with the intent of the 

Land Use Code.  The ceiling of the Outdoor Plaza provides protection from the elements for most 

façade of the active use, including the area above the entrance to the space as shown in the 

diagram above.   

 

c. The modification is the minimum reasonably necessary to achieve the Comprehensive Plan 

objective or Land Use Code intent; and 

 Finding: The modification is the minimum reasonably necessary to achieve the Comprehensive 

Plan objectives as proposed above. 

  

d. Any Administrative Departure criteria required by the specific terms of the Land Use Code have 

been met; or 

 Finding: Not Applicable.  There are no specific terms regarding with request. 

 

e. The modification is reasonably necessary to implement or ensure consistency with a departure 

allowed through a Development Agreement approved pursuant to subsection D.2 of this 

section. 

 Finding: Not applicable.  Project was not originally approved through a Development Agreement. 

 

Finding: After review of the submitted Departure Request and the review of this request against the 

Departure Decision Criteria as discussed above, the departure to reduce the “A”- street right-of-way 
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requirement for 75% weather protection over the exempt active use space above will be approved as 

part of this Design Review approval. 

 

6. Departure 6 – Build-to-Line: Request to depart from LUC 20.25A.020.A 

The applicant has requested a departure to  modify (re-designate) the Phase 2 project’s build-to line 

along NE 10th Street to accommodate the ground-level open space (the outdoor plaza) as allowed in 

the DT-Build-To-Line definition in LUC 20.25A.020.A. The plaza space, as described in Departure 

Request 5 above, retains the intended connection between the publicly-accessible pedestrian realm 

(the NE 10th Street right-of-way) and the ground-level internal portions of the Phase 2 building. 

 

a. The resulting design will advance a Comprehensive Plan goal or policy objective that is not 

adequately accommodated by a strict application of the Land Use Code; and 

Finding:   A strict application of the Land Use Code would require the entire Phase 2 building 

façade to meet the build-to line along NE 10th Street as defined in LUC 20.25A.020. Early in the 

review process, site lay-out options meeting this requirement were reviewed, including a 

configuration to the outdoor plaza located along the west site boundary in a north-south 

orientation. Land Use determined solutions of this type were inferior to the outdoor plaza design 

submitted for approval.  As proposed, the design provides more access to sunlight.  In addition, 

its orientation more effectively engages the public realm along NE 10th Street.  In this way the 

resulting design advances Comprehensive Plan goals to promote Downtown open spaces that 

activate the pedestrian experience. 

 

b. The resulting design will be more consistent with the purpose and intent of the Land Use Code; 

and 

Finding: The re-designation of the build-to line along NE 10th Street will be more consistent with 

the purpose and intent of the Land Use Code through the provision of the outdoor plaza as 

described above. 

 

c. The modification is the minimum reasonably necessary to achieve the Comprehensive Plan 

objective or Land Use Code intent; and 

 Finding: The re-designation of the build-to line along NE 10th Street is the minimum reasonably 

necessary to achieve the Comprehensive Plan objective or Land Use Code intent as described 

above.  

 

d. Any Administrative Departure criteria required by the specific terms of the Land Use Code have 

been met; or 

 Finding: Not Applicable.  There are no specific terms regarding with request. 

 

e. The modification is reasonably necessary to implement or ensure consistency with a departure 

allowed through a Development Agreement approved pursuant to subsection D.2 of this 

section. 

 Finding: Not applicable.  This project was not originally approved through a Development 

Agreement. 

 

Finding: After review of the submitted Departure Request and the review of this request against the 

Departure Decision Criteria as discussed above, the requested departure to modify (re-designate) the 

Phase 2 project’s build-to line along NE 10th Street will be approved as part of this Design Review 

approval. 

 

7. Departure 7 – Compact Parking: Request to depart from LUC 20.25A.080.F.2 

The current Code (LUC 20.25A.080.F.2) allows up to 65% of the required parking stalls in the 

Downtown to be for compact cars through an Administrative Departure. The applicant is proposing 



Mirador (Mira) Phase 2 

10232 NE 10th Street 

17-126596-LP/18-124370-LD 

Page 31 of 58 

 

     

70 stalls, or 35% of the 202 parking stalls provided in Phase 2 to be designated for compact cars. The 

applicant is choosing to provide flexibility in parking choices for future residents, visitors and 

retail/restaurant customers. 

 

a. The resulting design will advance a Comprehensive Plan goal or policy objective that is not 

adequately accommodated by a strict application of the Land Use Code; AND 

Response: The City of Bellevue’s Comprehensive Plan promotes Downtown livability through 

provisions made for the needs and interests of Downtown residents, employees, shoppers, and 

visitors. The parking specifications for the Phase 2 project are specific to the intended user.  The 

applicant has identified compact parking stalls as a provision to accommodate future residents, 

visitors and retail/restaurant customers arriving in compact cars. (Policy S-DT-1 and Policy S-DT-

149).  

 

b. The resulting design will be more consistent with the purpose and intent of the Land Use Code; 

AND 

Response: The City of Bellevue Land Use Code Section 20.25A.080.F.2 allows up to 65% of the 

required parking stalls in the Downtown to be for compact cars through an Administrative 

Departure. The applicant is proposing 70 stalls, or 35% of the 202 parking stalls provided in Phase 

2 to be designated for compact cars. Elsewhere in the City of Bellevue Land Use Code compact 

parking is allowed outright. The applicant is choosing to provide flexibility in parking choices 

future residents, visitors and retail/restaurant customers, and as a result, the project can provide 

a greater number of overall parking spaces.  

 

c. The modification is the minimum reasonably necessary to achieve the Comprehensive Plan 

objective or Land Use Code intent; AND 

Response: The City of Bellevue Land Use Code Section 20.25A.080.F.2 allows up to 65% of the 

required parking stalls in the Downtown to be for compact cars. The applicant is proposing 70 

stalls, or 35% of the 202 Phase 2 parking stalls provided, to be designated for compact cars. The 

35% compact stalls proposed is the minimum necessary to achieve the Comprehensive Plan 

objective and Land Use Code intent described above. 

 

d.     Any Administrative Departure criteria required by the specific terms of the Land Use Code have 

been met; 

OR 

e. The modification is reasonably necessary to implement or ensure consistency with a departure 

allowed through a Development Agreement approved pursuant to subsection D.2 of this 

section (LUC 20.25A.030.D.2). 

Response: The specific terms to grant an Administrative Departure to allow 70 compact stalls, or 

35% of the 202 Phase 2 parking stalls provided to be designated for compact cars have been met 

as described above. 

Finding: After review of the submitted Departure Request and the review of this request against the 

Departure Decision Criteria as discussed above, the requested departure to allow 70 compact parking 

stalls, or 35% of the 202 Phase 2 parking stalls provided  will be approved as part of this Design Review 

approval. 

 

IV. DOWNTOWN DESIGN GUIDELINES 

Downtown Design Guidelines  (LUC 20.25A.140-180). The applicant has met the intent of the Downtown 

Design Guidelines, as summarized below. Also refer to Attachment A: DOWNTOWN DESIGN GUIDELINES for 

additional information regarding how the proposal has met each applicable Downtown Design Guideline. 
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A. Context (LUC 20.25A.150)  

 

2. Relationship to Height and Form of Other Development 

The height and form of both the existing Phase 1 and proposed Phase 2 buildings will respond to 

existing or anticipated development nearby.   

a. The existing 6 story, 70 ft. tall Phase 1 building is less than the 99 ft. maximum height allowable 

for future (residential) development in the Perimeter B-1 overlay of the DT-R (Downtown 

Residential) district to the north.  It’s massing establishes a continuous street wall along 103rd 

Avenue, and through its façade modulations provides a visually rich composition. 

b. The proposed 20 story, 189.24 ft. tall Phase 2 tower will complement the existing Avalon Towers 

project across NE 10th Street to the southeast, both in terms of building height and also in its 

“podium and tower” massing diagram. 

3. Relationship to Publicly Accessible Open Spaces  

The Phase 2 building will provide a distinctive plaza along NE 10th Street that is accessible to and 

provides amenities for the residents of the project and the general public. This open space will also 

be accessible to Phase 1 building residents via a paved walkway connecting the Phase 1 building to 

the plaza along the west property boundary. 

3. Relationship to Transportation Elements  

a. Parking for the both phases of the project is provided from 103rd Avenue NE at the north end of 

the Phase 1 building. 

b. The service access provided for the Phase 1 building along 103rd Avenue NE  is maintained and 

enlarged to be shared with the Phase 2 building. 

4. Maximize Sunlight on Surrounding Area 

a. The Phase 1 building will maximize sunlight on surrounding areas, as it was constructed 20 feet 

lower than the 90-foot maximum height allowed in the old Code.  The Phase 2 tower’s location 

will maximize sunlight along the NE 10th Street right-of-way and its intersection with 103rd 

Avenue, since the majority of the shadows cast by the building will fall on adjacent properties to 

the northwest and across 103rd Avenue NE to the northeast of the site. 

b. The Phase 2 tower’s floor plates are smaller than what would otherwise be allowed by Code, 

thereby minimizing the breadth of shadows cast.  

 

B. Site Organization (LUC 20.25A.160) 

1. On-Site Circulation 

Pedestrian circulation between Phase 1 and Phase 2 is provided by on the ground level by a 

walkway beginning at the southwest corner of the Phase 1 site that extends to the south to the 

Phase 2 site (the Outdoor Plaza) along the project’s west property line.  Circulation is also 

provided in the below-grade parking garage, where all 3 levels of the existing Phase 1 garage will 

be extended to accommodate the parking needs of Phase 2. 

2. Building Entrances: 

a. Pedestrian access to the Phase 1 building is located along 103rd Avenue, while pedestrian 

access to the Phase 2 building will be provided at the north side of the outdoor plaza. 

b. Pedestrian access to the Phase 2 Ground Level Active Use (retail and restaurant) spaces will 

be provided within the outdoor plaza, while access to the Upper Level Active Use (retail) 

space is provided via the public exterior stairs and elevator along the 103rd Avenue NE 

street frontage. 

c. Vehicular access and trash/recycling pick-up for both phases of the project is directed to the 

east of the site along  NE to minimize impacts to the pedestrian environment provided along 

NE 10th Street. 

3. Open Space  

a. Phase 1: Public open space provided on the Phase 1 property includes the landscaped area in 

front of the recessed building lobby along 103rd Avenue NE. Amenities in this space will 

include a water feature (fountain), plantings, benches and overhead weather protection.  
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The podium courtyard and rooftop terrace will provide semi-public open space for building 

residents.  The majority of residents will also have private open space via patios or balconies.  

b. Phase 2: Public open space for Phase 2 will be comprised of the Outdoor Plaza as described 

in Section III of this report.  This open space will include amenities for the public and building 

residents such as a water feature, landscape planted areas, seating opportunities and access 

to light and air through the year as oriented to the south along NE 10th Street.  The Plaza will 

also: 

i. Provide clear and convenient public access.  The plaza is located at grade along the NE 

10th Street frontage. 

ii. The plaza will become a focal point for the immediate neighborhood context through 

its unique design and rich assemblage of amenities in a compact space. 

iii. Will include programming opportunities to encourage year-round use. The plaza is 

predominantly covered from the elements and will be provided with electrical outlets 

to support public gatherings and concerts. 

iv. Provide retail and restaurant amenities along its interior edges, which will animate the 

space with pedestrian activity and will extend the use of the space into the evening. 

v. Use lighting strategies and fixtures that will illuminate landscape and architectural 

features at a low level of intensity to achieve a layered effect. 

 

C. Streetscape and Public Realm (LUC 20.25A.170.A) 

1. Define the Pedestrian Environment  

Signage will be provided at entries within the first two floor levels.  

2. Protect Pedestrians from the Elements  

a. 103rd Avenue NE: On both Phase 1 and Phase 2,  overhead weather protection will be 

provided along 103rd Avenue NEby transparent glass canopies; a free-standing canopy along 

the Phase 1 site and a building-mounted canopy along the Phase 2 site. 

b. 10th Street NE: The Phase 2 building mounted canopy will extend from the intersection of NE 

10th Street and 103rd Avenue NE to the to the west, where it will be attached to each of the 

columns along the street frontage adjoining the Outdoor Plaza. 

3. Create a Variety of Outdoor Spaces  

a. The proposal for Phase 2 provides an outdoor plaza along NE 10th Street which is 

approximately 3,216 square feet in size. Phase 1, as constructed, also provides outdoor 

spaces, including the open space by the lobby entry and the large courtyard along the 

western side of the building. 

4. Orient Lighting toward Sidewalks & Public Spaces  

As described above, light fixtures that will illuminate landscape and architectural features at a 

low level of intensity to achieve a layered effect will be provided in the Outdoor Plaza and 

walkways elsewhere on the site.  Lighting shall be concealed from view where possible or will be 

integrated into the building design to remain unobtrusive to the exterior environment.  

 

D. Right-of-Way Designations (LUC 20.25A.170.B)  

1. NE 10th Street: Mixed Use Street – “C” Right-of-Way 

The length of the Phase 2 building frontage along NE 10th Street is approximately 126 feet. 

a. Transparency - 75% minimum and 

Finding: Meets requirement. 75.3% (95 ft.) of the façade is transparent. 

b. Weather Protection - 75% minimum, and 

Finding: Meets requirement. Weather protection meeting the standards in LUC 

20.25.170.A.2.b is provided along 96% (121 ft.) 

c. Points of interest - Every 75 lineal feet of façade, maximum, and 

Finding: Meets requirement. The outdoor plaza is located within 75 lineal feet from the edge 

of the façade along 103rd Avenue NE. 

d. Vehicular Parking - No parking or vehicle access between perimeter sidewalk and main 
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pedestrian access, and 

Finding: Meets requirement. No parking or vehicle access between perimeter sidewalk and 

main pedestrian access is proposed. 

e. Active/Service Uses - 50% of street wall, minimum 

Finding: Meets requirement. 51% (64 ft.) of the façade includes active uses. 

 

2. 103rd Avenue NE: Neighborhood Street – “D” Right-of-Way 

a. Phase 1 

The length of the Phase 2 building frontage along 103rd Avenue NE is approximately 214 ft. 

vi. Transparency – Blank walls and inactive uses may occupy no more than 25% of 

the façade,  and 

Finding: Refer to Administrative Departure 1 – Street Frontage Transparency in 

Section III.G of this report. 

vii. Weather Protection - 50% minimum, and 

Finding: Meets requirement. A 107 ft-long free-standing canopy will be provided as 

described in Section III.C of this report. 

viii. Points of interest - Every 90 lineal feet of façade, maximum, and 

Finding: Meets requirement. The building lobby and residential terraces to the 

north along 103rd are determined to be points of interest as described in Section 

III.C of this report. 

ix. Vehicular Parking - No parking or vehicle access between perimeter sidewalk and 

main pedestrian access, and 

Finding: Meets requirement. No parking or vehicle access between perimeter 

sidewalk and main pedestrian access is proposed. 

 

b. Phase 2 

The length of the Phase 2 building frontage along 103rd Avenue NE is approximately 82 ft. 

i. Transparency – Blank walls and inactive uses may occupy no more than 25% of the 

façade,  and 

Finding: Meets requirement.  Blank walls (at the FCC Room) occupy 13% (11 ft.) of 

the Phase 2 street frontage along 103rd Avenue NE  

ii. Weather Protection - 75% minimum, and 

Finding: Meets requirement. 76% (62’-7”) of weather protection has been provided.  

(Per LUC 20.25A.170.B.1.b.ii, when a building is located adjacent to two street 

frontages, weather protection for the street with the highest pedestrian orientation 

shall be provided.  NE 10th Street is a “C” right-of-way, which requires a minimum of 

75% weather protection and is higher than the 50% minimum weather protection 

required along 103rd Avenue.)   

iii. Points of interest - Every 90 lineal feet of façade, maximum, and 

Finding: Meets requirement. The exterior stairway and elevator provided to access 

the upper level active use (retail/service space) is located 40 ft. along the facade 

iv. Vehicular Parking - No parking or vehicle access between perimeter sidewalk and 

main pedestrian access, and 

Finding: Meets requirement. No parking or vehicle access between perimeter 

sidewalk and main pedestrian access is proposed. 

 

E. Building Design (LUC 20.25A.180) – Phase 2 

1. Overall Building Design: 

a. Encourage High-Quality Materials 

b. Provide Interesting Building Massing 

i. The building’s materials will include vision glass, spandrel glass and metal panels that 

are consistent with the high-quality materials used on other Downtown residential 
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developments. 

ii. The building’s massing will be composed of a two-story podium and tower above that 

together provide a viable design solution for a small site.  The outdoor plaza carved out 

of the podium along its NE 10th Street frontage will create a pedestrian-focused  exterior 

space that will offer both weather protection and access to sunlight throughout the 

year. 

2. Building Base (Podium): 

a. Provide Clear, Unobstructed Views/Ground Floor Uses 

b. Encourage Inviting Ground Floor Retail and Commercial Windows  

The podium’s floor-to-ceiling windows will provide extensive views into the Ground 

Level Active Uses (retail and restaurant spaces) from the NE 10th Street and 103rd 

Avenue NE street frontages, thereby activating the pedestrian environment.  

3. Middle (Tower) 

b. Tower Placement 

c. Maximize Energy Efficiency in Tower Orientation and Design. 

d. Design Tower to Provide Visual Interest and Articulation 

The tower will be located at the southeast corner of the site to align with the street 

frontages of NE 10th Street and 103rd Avenue NE, thereby making a strong urban gesture to a 

Downtown intersection and also minimizing the length of shadows the tower will cast on 

neighboring developments to the northwest and northeast of the site. Residential balconies 

projecting from the tower’s façade will provide articulation and create shadow lines which 

will accentuate the tower’s height. 

5. Top: 

b. Foster Attractive Rooftops: 

The top occupied floor of the tower will include resident amenities such as a glass clad 

gathering room, library and exterior terraces providing views to the south and west. The 

mechanical penthouse will be located on the north edge of the tower and will be completely 

screened.    

 

The applicant has demonstrated compliance with the Design Guidelines and Design Criteria. Refer to 

Conditions of Approval regarding Street Level Glazing and Screening for Rooftop Mechanical 

Equipment in Section XI of this report. 

 

V. PUBLIC NOTICE AND COMMENT 

 

Master Development Plan      Design Review  

Application Date:   October 26, 2017   September  10, 2018 

Notice of Application:  December 7, 2017  October 18,2018 

Minimum Comment Period:   December 21, 2017  November 1, 2018 

Public Meeting:    January 10, 2018   November 6, 2018  

   

The Master Development Plan (MDP) was publicly noticed in the City’s Weekly Permit Bulletin and Seattle 

Times on December 7, 2017 with notice mailed to property owners within 500 feet of the project site. A public 

information sign was installed on the site the same day. A public meeting was held at the City of Bellevue on 

January 10, 2018 and was attended by the owner, the applicant and Land Use staff. There were no members 

of the public in attendance at the meeting.  

 

The Design Review  was publicly noticed in the City’s Weekly Permit Bulletin and Seattle Times on October 

18,2018 with notice mailed to property owners within 500 feet of the project site. A public information sign 

was installed on the site the same day. A public meeting was held at the City of Bellevue on November 6, 2018 

and was attended by the owner, the applicant and Land Use staff. There were no members of the public in 

attendance at the meeting. 
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Additionally, no written comments have been received by City staff during the review of this proposal and 

there are not Parties of Record. 

 

VI. TECHNICAL REVIEW 

 

A. Transportation 

 

MDP Site Access and Loading 

Mira Phase 1 and 2 are located on the northwest corner of the intersection of NE 10th Street and 103rd 

Avenue NE. The Phase 1 building and frontage improvements have been constructed on the northern 

property, and Phase 2 will be constructed to the south of Phase 1 adjacent to NE 10th Street. The 

proposed project contains two phases. Phase 1 is a recently completed six story, 162-unit multi-family 

residential building at 1085 103rd Avenue NE. Phase two of the project is a twenty story, 150-unit multi-

family residential building with 3,379 square feet of retail and 2,360 square feet of restaurant space.  

 

Phase 1 Vehicle Access and Loading: The existing Phase 1 building gains vehicle access from 103rd Avenue 

NE via a 26-foot-wide driveway on the northeast corner of the property. Loading and garbage pickup is 

currently provided via a 15-foot-wide driveway on 103rd Avenue NE on the southeast corner of the 

property.  

 

Phase 2 Vehicle Access and Loading: The proposed Mira Phase 2 project site will use the existing Phase 1 

driveway for vehicular access to 103rd Avenue NE through a new connection to the existing underground 

parking garage. Phase 2 construction will open the walls of the existing Phase 1 parking garage to connect 

to the Phase 2 parking garage. 

 

Loading and garbage pickup will occur in the on-site loading area between the Phase 1 and Phase 2 

buildings. Phase 1 currently utilizes a 15-foot-wide driveway for the garbage loading area. Phase 2 will 

widen the driveway to 30-feet-wide. Both phases will then use the single loading area for garbage loading 

operations. Republic trucks are required to back into the loading area from 103rd Avenue NE, and the 

garbage containers will be rolled in front of the truck for overhead loading.  Truck turning movement 

exhibits were submitted for review demonstrating that a garbage truck can maneuver through the site for 

pick up services.  All loading and unloading, delivery, garbage and recycling services must be contained 

within the project site.  

 

A public parallel parking pullout for vehicles will be located adjacent to the City’s NE 10th Street.  This 

pullout will be 9 feet wide and 40 feet long and will be signed for passenger drop-off and pick-ups and/ or 

short-term loading activity. 

 

Phase 1 Pedestrian Access: Pedestrian access to Phase 1 will be provided via a 7-foot-wide sidewalk and 5-

foot-wide planter strip on the 103rd Avenue NE frontage.  

 

Phase 2 Pedestrian Access: Pedestrian access will be provided to Phase 2 via a 7-foot-wide sidewalk with a 

5-foot-wide planter strip along the NE 10th Street and 103rd Avenue NE frontages. Phase 2 will complete 

the sidewalk connection from NE 10th Street to the existing Phase 1 sidewalk. A mid-block pedestrian 

crosswalk and new ADA compliant curb ramps will be installed to provide pedestrian access from the 

south side of NE 10th Street. Refer to Conditions of Approval regarding Provisions for Loading in Section 

XI of this report. 

 

Street Frontage Improvements 

Mira Phase 1 and 2 are located on the northwest corner of the intersection of NE 10th Street and 103rd 

Avenue NE. The Phase 1 building and frontage improvements have been constructed on the northern 

property, and Phase 2 will be constructed to the south of Phase 1 adjacent to NE 10th Street. Phase 1 
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constructed an 8-foot-wide sidewalk, 4-foot-wide planter strip, street lighting, and a 26-foot-wide 

driveway along the 103rd Avenue NE frontage, which was completed in 2018.  In order to bring the Phase 

1 building into compliance with the current Code, 1 foot of the existing sidewalk width will be removed to 

widen the planter strip as constructed to 5 feet.  Phase 2 will complete the frontage improvements along 

103rd Avenue NE and NE 10th Street by installing a 7-foot-wide sidewalk, 5-foot-wide planter strip, street 

lighting, a midblock pedestrian crosswalk with a Rectangular Rapid Fire Beacon (RRFB) and a median 

island across NE 10th Street, and ADA compliant curb ramps. Phase 2 will also widen the existing loading 

area driveway on 103rd Avenue NE to 30 feet. The existing Phase 2 site has a 6-foot-wide sidewalk with 

tree pits and a curb ramp along NE 10th Street, and an asphalt driveway with no sidewalk along 103rd 

Avenue NE. There is one existing driveway on NE 10th Street, and one driveway along 103rd Avenue NE. 

 

In order to provide safe pedestrian and vehicular access in the vicinity of the site, and to provide 

infrastructure improvements with a consistent and attractive appearance, the construction of street 

frontage improvements is required as a condition of development approval. The design of the 

improvements must conform to the requirements of the Americans with Disabilities Act, the 

Transportation Development Code (BCC 14.60), and the provisions of the Transportation Department 

Design Manual.  

 

Engineering and construction details must be shown on the civil engineering plans submitted to the 

clearing and grading permit. The engineering plans shall be the controlling document on the design of 

these features; architectural and landscape plans must conform to the engineering plans. During 

construction, city inspectors may require additional survey work at any time to confirm proper elevations.  

The building grade and elevations shall be consistent with the curb and sidewalk grade shown in the 

approved civil engineering plans.  Refer to Conditions  of Approval regarding Civil Engineering Plans – 

Transportation, Building and Site Plans – Transportation, and Street Frontage Improvements in Section 

XI of this report. 

 

 Frontage Improvements for Phase 1 have been completed with the exception of the planting strip widening 

and sidewalk reduction as outlined above. The following improvements are required for Phase 2: 

 

1. The existing curb, gutter, and sidewalk on both NE 10th Street and 103rd Avenue NE shall be 

completely removed and reconstructed with a sidewalk width of at least twelve feet, not including 

the curb.  Any planters or tree wells are included in the twelve-foot width.  At any location where the 

sidewalk extends over a basement or parking garage, a construction method that will prevent 

differential settling must be used.  Such method must be acceptable to the Transportation 

Department.  

 

2. The driveway on 103rd Avenue NE shall have an approach width of 30 feet, as defined in standard 

drawing SW-150-1. The driveway apron design shall be consistent with standard drawing SW-150-1 or 

equivalent.  

 

3. A combined street tree and street light plan is required for review and approval prior to completion 

of engineering and landscape plans. The goal is to provide the optimum number of street trees while 

not compromising the light and safety provided by streetlights.  Street trees and streetlights must be 

shown on the same plan sheet with the proper separation (generally 25 feet apart) and the proper 

spacing from driveways (ten feet from Point A in standard drawing SW-140-1 or equivalent).  

 

4. The design and appearance of the sidewalk and landscaping on NE 10th Street and 103rd Avenue NE 

shall comply with the standards and drawings in the Transportation Department Design Manual.  The 

sidewalk shall be constructed of standard concrete with a broom finish and a two-foot by two-foot 

score pattern, with a five-foot wide planting strip, unless both the Transportation Department and 

the Development Services Department agree to accept any non-standard pattern, color, or other 
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features.   

 

 Any non-standard features or vegetation shall not create a sight obstruction within any required sight 

triangle, shall not create a tripping or slipping hazard in the sidewalk, and shall not create a raised fixed 

object in the street’s clear zone.  The materials and installation methods must meet typical construction 

requirements. See section on Alternative Paving Materials for further details. 

 

 If the developer requests alternative paving materials, samples must be submitted for review. If 

approved, any non-standard patterns, colors, or other features may be installed only if an agreement 

is recorded against the property to hold the landowners responsible for maintenance and replacement 

of all such non-standard sidewalk features. 

 

5. The new landscaping planter strip within the sidewalk along NE 10th Street and 103rd Avenue NE shall 

be irrigated with a private metered water source. Electrical connections for lighting in planter strips 

may be allowed, if installed in compliance with the electrical code and subjected to an electrical 

inspection.  Irrigation devices and electrical components shall not create a tripping hazard in the 

sidewalk.  Installation of the proposed planter shall include a spray irrigation system, soil preparation, 

root barrier and plantings. Root barrier and soil preparation are described in Standard Drawings SW-

120-1 and SW-130-1. Landscaping in the right-of-way shall be maintained by the abutting property 

owner(s) unless maintenance has been accepted by the city. 

 

6. The Americans with Disabilities Act (ADA) requires that sidewalk cross slopes not exceed two percent.  

The sidewalk cross slope may be less than two percent only if the sidewalk has a longitudinal slope 

sufficient to provide adequate drainage.  Bellevue’s standard for curb height is six inches, except 

where curb ramps are needed.  The engineering plans must comply with these requirements, and 

must show adequate details, including spot elevations, to confirm compliance.  New curb and 

sidewalk shall be constructed in compliance with these requirements.  Building elevations shall be 

consistent with the required curb and sidewalk elevations.  Spot elevations must be included in the 

building plans in a manner that proves that building elevations are designed to correspond to the 

sidewalk elevations shown in the engineering plans, especially at entrances and other key points. 

Curb and sidewalk elevations will not be revised to fit the building, and city inspectors may require 

spot surveys during construction in order to confirm the required elevations.  

 

ADA also requires provision of a safe travel path for visually handicapped pedestrians. Potential 

tripping hazards are not allowed in the main pathway. Any planter boxes installed in the sidewalk to 

improve pedestrian sight distance at driveways must be designed to reduce the tripping potential and 

must not extend more than two feet into the public sidewalk. Traffic signal controller boxes and 

streetlight contactor cabinets must be located so as not to interfere with the main pedestrian path. 

Buildings shall be designed so that doors do not swing out into the pedestrian path. Installation of 

colored or textured bands to guide pedestrians in the direction of travel is advisable, subject to the 

requirements for non-standard sidewalk features. ADA-compliant curb ramps shall be installed where 

needed, consistent with City and WSDOT standard drawings. If such standards cannot be met, then 

deviation from standards must be justified on a Design Justification Form to be filed with the 

Transportation Department. 

 

7. No new building structure or garage shall be constructed under a street right of way or existing public 

sidewalk/utility easement. No soil nailing is allowed under a street right of way or sidewalk/utility 

easement without an indemnification agreement that protects the city. 

8. Any awning, marquee, balcony, etc. over a sidewalk or utility easement must be at least 16 feet 

above the sidewalk or be removable (with an agreement regarding removal and replacement); and 

must have at least three feet horizontal clearance from any streetlight or traffic signal pole. 
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9. To the extent feasible, no new utility vaults that serve only one development will be allowed within a 

public sidewalk.  Vaults serving a broader public purpose may be located within a public sidewalk.  To 

the extent feasible, no utility vaults may be located within the primary walking path in any sidewalk. 

 

10. No fixed objects, including fire hydrants, trees, and streetlight poles, are allowed within ten feet of a 

driveway edge, defined as Point A in standard drawing SW-150-1 or equivalent. Fixed objects are 

defined as anything with breakaway characteristics greater than a four-inch by four-inch wooden 

post. 

 

11. No new overhead utility lines will be allowed within or across any right of way or sidewalk easement, 

and existing overhead lines must be relocated underground. 

 

12. The applicant is required to coordinate mailbox location with the Bellevue Postmaster and show the 

mailbox location on the engineering plans.   

 

Easements 

The applicant shall provide sidewalk and utility easements to the City on NE 10th Street and 103rd Avenue 

NE as needed to encompass the full required width of any sidewalks located outside the city right of way 

fronting this site. Any negative impact that this development has on those easements must be mitigated 

or easements relinquished.  

 

Phase 1 provided a 0.5-foot-wide easement along the 103rd Avenue NE frontage for sidewalk 

maintenance.  

 

Phase 2 will provide an easement to the back of sidewalk on 103rd Avenue NE and NE 10th Street such that 

sidewalks outside of the City right of way along the property frontage are located within a pedestrian 

easement area. Refer to Conditions  of Approval regarding Existing Easements and Sidewalk/Utility 

Easements.in Section XI of this report. 

 

Right of Way Dedication 

To incorporate street improvements which are reasonably necessary to mitigate the direct results of the 

development, and to accommodate the street widening described elsewhere in this document, the 

developer is required to dedicate property such that street surface to back of curb is accommodated 

within the public right of way.  

 

Phase 1 did not require any dedication of Right of Way to accommodate any street improvements. 

 

Phase 2 will require the vehicle pullout area to the back of curb on NE 10th Street to be dedicated to the 

City. Refer to Condition of Approval regarding Dedication of Right of Way in Section XI of this report. 

 

Holiday Construction & Traffic Restrictions 

From November 15th to January 5th, construction activities such as hauling and lane closures will be 

allowed only between the hours of 10:00 p.m. and 6:00 a.m. due to holiday traffic. The dates and times of 

these restrictions are subject to change. The applicant shall contact the Transportation Department Right-

of-Way Section to confirm the specifics of this restriction prior to applying for a Right-of-Way Use Permit.  

Refer to Condition of Approval regarding Holiday Construction & Traffic Restrictions in Section XI of this 

report. 

 

Use of the Right of Way During Construction 

Applicants often request use of the right of way and of pedestrian easements for materials storage, 

construction trailers, hauling routes, fencing, barricades, loading and unloading and other temporary uses 

as well as for construction of utilities and street improvements. A Right of Way Use Permit for such 
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activities must be acquired prior to issuance of any construction permit including demolition permit. 

Sidewalks may not be closed except as specifically allowed by a Right of Way Use Permit. Refer to 

Condition of Approval regarding Right-of-Way Use Permit in Section XI of this report. 

 

Pavement Restoration.  

Near this project, NE 10th Street has been classified as a “Concrete Road”. Should street cuts prove 

unavoidable or if the street surface is damaged in the construction process, replacement of the entire 10-

inch thick concrete panel or panels will be required per Design Manual Drawing RC-210-1.  Details of any 

trench restoration must be shown on the engineering plans. Refer to Condition of Approval regarding 

Pavement Restoration in Section XI of this report. 

 

Transportation Management Program 

In order to reduce single occupant vehicle trips and provide enhanced options to employees and 

infrastructure users, the City has adopted code provisions for a transportation management program. The 

owner of this development shall, prior to any initial occupancy of the building structure, sign and record 

an agreement approved by the City of Bellevue to establish a transportation management program to the 

extent required by BCC14.60.070. and 14.60.080. This project proposes to construct a total of 330 new 

multi-family units, which requires the developer to post up-to-date commuter information in a visible 

central location according to the requirements specified in the TMP Implementation Guidelines, and to 

provide periodic reports describing the implementation of the TMP provisions. Refer to Condition of 

Approval regarding Transportation Management Program and Implement the Transportation 

Management Program in Section XI of this report. 

 

Right-of-Way Use for Residential Balcony Intrusion  

The applicant shall work with the City’s Transportation Department to determine the process by which 

the Phase 2 residential balconies may be allowed to intrude into the 103rd Avenue NE right-of-way. Refer 

to Condition of Approval regarding Right-of-Way Use for Residential Balcony Intrusion in Section XI of 

this report. 

 

B. Utilities 

Storm Drainage 

The project is required to mitigate for all nine minimum requirements per the Department of Ecology 

Stormwater Management Manual for Western Washington. The project does not trigger Minimum 

Requirement #6 Runoff Treatment or Minimum Requirement #7 Flow Control. The project proposes to 

route all stormwater runoff to a new catch basin at the southeast of the property connecting into the 

existing public storm system. 

 

Water 

The water supply for this project will connect to an existing City of Bellevue 8” D.I. water main located in 

103rd Ave NE. A 4” water meter is proposed for the new building. The existing 1” water meter will be 

reused for irrigation. A 6” fire line is proposed for the new building. The existing fire hydrant off NE 10th 

Street is proposed to be abandoned and a new fire hydrant off NE 10th Street is proposed. 

 

Sewer 

The existing sewer connection will either be reused for the water feature drainage or abandoned back to 

the main. An 11-foot sewer main extension and manhole is proposed off the sewer main to the northeast 

in 103rd Ave NE. The building will be connected to the new manhole via a new 8” sewer connection. Refer 

to Condition of Approval regarding Preliminary Design, Codes and Utility Standards and  in Section XI of 

this report. 
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C. Clearing and Grading 

The Clear and Grade reviewer has reviewed the plans and materials submitted for this project and has 

determined that the clearing and grading portion of this land use application can be approved. The future 

Clearing and Grading Permit application for this development must comply with the City of Bellevue 

Clearing and Grading Code (BCC 23.76).  

 

D. Fire Department 

The Bellevue Fire Department Fire Prevention Division has reviewed the submittal in accordance with the 

2015 International Fire Code, 2015 International Building Code, City of Bellevue requirements, and good 

fire protection practices. This review was based upon, and limited to, the information presented on 

drawings and/or materials received in our office.  The Fire Department can approve the application, 

subject to the following conditions: Refer to Conditions of Approval regarding Fire Sprinkler/Standpipe, 

Fire Alarm Monitoring, Emergency Responder Radio System, Smoke Control System and Firefighter Air 

Replenishment System in Section XI of this report. 

 

E. Building 

The plans for Design Review have not been sufficiently developed for a thorough review under the 2015 

International Building Code, including amendments to this Code made by the Washington State Building 

Code Council (available online) and City of Bellevue amendments (available online).  This review will occur 

during the actual building permit plan review of the building plans.  The plans generally conform to the 

requirements applicable to this stage of the design process.  Plans submitted for building permits must 

conform to the most recent building code adopted by the City of Bellevue.  

 

VII. STATE ENVIRONMNTAL POLICY ACT (SEPA)  

 

The environmental review indicates no probability of significant adverse environmental impacts occurring as a 

result of the proposal (see Environmental Checklist in the project file at City Hall Records Office).  Therefore, 

issuance of a Determination of Non-Significance (DNS) is the appropriate threshold determination under the 

State Environmental Policy Act (SEPA) requirements with the incorporation by reference of the 2016-2027 

Transportation Facilities Plan Final Environmental Impact Statement (TFP EIS) Addendum.  Specifically, 

regarding the 2016-2027 TFP, it was determined that a new Addendum to the 2013-2024 TFP EIS would 

adequately address the required review under SEPA.  These documents analyze the transportation and air 

quality impacts of the City’s Transportation Commission recommendations to meet the Comprehensive Plan, 

Transportation Element, and Mobility Management goals.  The Transportation Facilities Plan was subsequently 

adopted December 7, 2015 via Resolution 9032.  All referenced documents above are available in the Records 

Office at City Hall. 

 

This section of the staff report is an addendum to the adopted EIS referenced above. Adverse impacts which 

are less than significant are usually subject to City Code or Standards which are intended to mitigate those 

impacts.  Where such impacts and regulatory items correspond, further documentation is not necessary. For 

other adverse impacts which are less than significant, Bellevue City Code Section 22.02.140 provides 

substantive authority to mitigate impacts disclosed through the environmental review process.  A discussion 

of the impacts is noted below together with specific conditions of approval.  These impacts will be mitigated 

through exercise of Code authority as well as through project-specific Conditions of Approval in Section XI of 

this report. 

 

A.  Land Use/Environmental Health/Noise 

Construction Noise: While construction noise and increased vehicle trips are expected during the 

construction period, the Bellevue Noise Control Ordinance, BCC 9.18, regulates hours of construction-

related noise emanating from the site.  The Ordinance provides for an exemption from the noise 

restrictions for the hours of 7:00 a.m. to 6:00 p.m. weekdays and 9:00 a.m. to 6:00 p.m. on Saturdays 

which are not legal holidays.  Therefore, no specific measures to reduce noise during this period are 
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proposed. 

 

Prolonged exposure to noise created by extended hour construction activity is likely to have a significant 

impact on inhabitants of surrounding residential properties during the proposed timeline for construction.  

The Director, as outlined in the Noise Control Ordinance, may grant an approval to expand the hours for 

which construction-related noise emanates from the site subject to meeting the criteria of BCC 

9.18.020.C.1&2.  Allowances for short term work outside of normal construction hours shall be limited 

and will be reviewed on a case by case basis to verify necessity and ensure appropriate noise mitigation is 

utilized to protect surrounding uses and properties. Refer to Condition of Approval regarding Use of Best 

Available Noise Abatement Technology and Construction Hours in Section XI of this report. 

 

Construction Vehicle Pollution:   

 To mitigate for air pollution generated by construction vehicles while transporting materials to and from 

the site, all construction vehicles will be required to cover their loads per the requirements of the Revised 

Code of Washington (RCW) 46.61.655. Refer to Condition of Approval regarding Air Pollution from 

Construction Vehicles and Equipment in Section XI of this report. 

 

Interior Noise: Bellevue City Code, 9.18, prohibits the approval of new residential structures where the 

exterior noise level exceeds Ldn (day-night average sound level) of 65 dBA anywhere along the site 

boundary, unless the construction can achieve interior noise levels of 40 dBA in sleeping areas and 45 dBA 

in non-sleeping areas.  Prior to the issuance of any building permit, the applicant must submit an 

Acoustical Engineer’s report on the proposed construction and the anticipated maximum noise thresholds 

inside the units facing a street frontage.  Before any occupancy permits are issued, the noise levels must 

be measured inside a random sample of the residential units and the report revised to reflect the results.  

If the actual noise levels exceed the maximum required thresholds, the acoustical report must include 

recommendations to modify the construction to meet the interior noise thresholds. Refer to Conditions 

of Approval regarding the Acoustical Engineer’s Report and Interior Noise Levels in Section XI of this 

report. 

 

Garage Exhaust:  Exhaust fans blowing air over a sidewalk or pedestrian connection can create noise levels 

exceeding that allowed by the City Code.  This decision requires certification that the garage exhaust fan 

noise will not exceed 60 dBA at the public sidewalk prior to the issuance of any Certificate of Occupancy. 

Refer to Condition of Approval regarding Garage Exhaust in Section XI of this report. 

 

B. Earth 

There are no critical areas associated with this site. 

 

C. Utilities   

The development proposed for this application has been reviewed on a conceptual basis and can feasibly 

construct water, sewer and storm facilities under current utility codes and standards without requesting 

modifications or deviations from them. Major changes to the design may cause delay in approval of future 

utility construction permits.  

 

D. Transportation 

Long Term Impacts and Mitigation 

The long-term impacts of the Mira Phase 1 and 2 Master Development Plan were reviewed to determine 

mitigation requirements for the cumulative transportation impacts of the development as a whole. 

Project impacts from the MDP anticipated to occur in the next eleven years were assessed through a 

horizon model analysis. The Mira Phase 1 and Phase 2 development is expected to generate 

approximately 135 new p.m. peak hour trips. City staff distributed and then assigned the project-

generated trips to the street network using the City’s EMME-2 travel 2030 forecasting model. By adding 

the expected project-generated trips to the traffic volumes in the model, the area average levels of 
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service were determined. To create a baseline condition for comparison, the levels of service were also 

determined using traffic volumes without the project-generated trips. In this project analysis with the 

project-generated trips, 6 system intersections received 20 or more p.m. peak hour trips.  

 

Neither the maximum area-average levels of service nor the congestion allowances would be exceeded as 

a result of traffic generated from this proposal.  

 

Phase 1: The long-term impacts of Phase 1 were reviewed under the Phase 1 design review. At the time of 

approval, the current Transportation Facilities Plan EIS was adopted in 2013 and addressed impacts of 

development to occur by 2024. Phase 1 proposed an increase of 175 Multi-Family units in MMA #3, which 

was within the projected growth of 5,569 units. 

 

Phase 2: The long-term impacts of the Phase 2 development projected to occur in the City by 2027 have 

been addressed in the City’s 2016 – 2027 Transportation Facilities Plan FEIS Addendum. The impacts of 

growth that are projected to occur within the City by 2027 are evaluated on the roadway network 

assuming that all the transportation improvement projects proposed in the City’s 2016 - 2027 

Transportation Facilities Plan are in place. The Transportation Facilities Plan EIS divides the City into 

several Mobility Management Areas (MMAs) for analysis purposes. Mira Phase 1 and 2 lies within MMA 

#3, which has a 2027 total growth projection of 4,645 Multi-Family units, 1,595,183 square feet of retail 

space, and 694,200 square feet of Other use space. The Phase 2 development proposes 150 Multi-Family 

units, 2,000 square feet of restaurant space, and 3,379 square feet of retail space. Therefore, the volume 

of proposed development is within the assumptions of the Transportation Facilities Plan FEIS Addendum. 

 

Traffic impact fees are used by the City to fund street improvement projects to alleviate traffic congestion 

caused by the cumulative impacts of development throughout the City. Payment of the transportation 

impact fee, as required by BCC 22.16, contributes to the financing of transportation improvement projects 

in the current adopted Transportation Facilities Plan, and is considered to be adequate mitigation of long-

term traffic impacts. Fee payment is required at the time of building permit issuance. Impact fees are 

subject to change and the fee schedule in effect at the time of building permit issuance will apply.  

 

Traffic impact fees for Mira Phase 1 were paid at the time of the building permit issuance.  

Traffic impact fees for Phase 2 are required to be paid at the time of building permit issuance. Refer to 

Condition of Approval regarding Transportation Impact Fee in Section XI of this report. 

 

Mid-Range Impacts and Mitigation 

Project impacts anticipated to occur in the next six years are assessed through a concurrency analysis. The 

Traffic Standards Code (BCC 14.10) requires that development proposals generating 30 or more new p.m. 

peak hour trips undergo a traffic impact analysis to determine if the concurrency requirements of the 

State Growth Management Act are maintained.  

 

Phase 1: Concurrency analysis for Phase 1 was completed in May 2013. A trip generation of 78 new p.m. 

peak hour trips was used to check for concurrency. Credit for the existing Manufacturing/Light Industrial 

use was applied. City staff distributed and then assigned project-generated trips to the street network 

using the City’s EMME-2 travel forecasting model with the current Capital Investment Program network. 

By adding the expected project-generated trips to the traffic volumes in the model, the area average 

levels of service were determined. To create a baseline condition for comparison, the levels of service 

were also determined using traffic volumes without the project-generated trips.  

Neither the maximum area-average levels of service nor the congestion allowances were exceeded as a 

result of traffic generated from this proposal. Therefore, this development passed the concurrency test. 

The concurrency test results are included in the Transportation Department file for that development. A 

concurrency determination was issued on the date of issuance of the land use decision. This project 

complied with the Traffic Standards Code and received a Certificate of Concurrency. 
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Phase 2: The Phase 2 development will generate approximately 59 new p.m. peak hour trips. That number 

was used to check for Phase 2 concurrency. City staff distributed and then assigned project-generated 

trips to the street network using the City’s EMME-2 travel forecasting model with the current Capital 

Investment Program network. By adding the expected project-generated trips to the traffic volumes in the 

model, the area average levels of service were determined. To create a baseline condition for comparison, 

the levels of service were also determined using traffic volumes without the project-generated trips. In 

this project analysis, 2 system intersections received 20 or more p.m. peak hour trips.  

 

Neither the maximum area-average levels of service nor the congestion allowances would be exceeded as 

a result of traffic generated from this proposal. Therefore, the proposed development passes the 

concurrency test. The concurrency test results are included in the Transportation Department file for this 

development. A concurrency determination is issued on the date of issuance of the land use decision. This 

project complies with the Traffic Standards Code and is receiving a Certificate of Concurrency. 

 

Short Term Operational Impacts and Mitigation 

Phase 1: City staff directed the applicant’s traffic consultant, Transpo Group, to analyze the short-term 

operational impacts of this proposal in order to recommend mitigation if necessary. These impacts 

included traffic operations conditions during the a.m. and p.m. peak hours. Issues that were analyzed 

included pedestrian and vehicle sight distance, loading area for garbage and deliveries, alignment of 

access locations, adequate clearance for safe thoroughfare for post office vehicles from the neighboring 

site, and frontage improvements to facilitate safe pedestrian movements adjacent to the site. All 

transportation concerns mentioned were addressed by City staff with appropriate mitigation measures 

required of the developer so that this project complies with all City codes and standards as feasibly 

possible. 

 

Phase 2: City staff directed the applicant’s traffic consultant, Transpo Group, to analyze the short-term 

operational impacts of this proposal in order to recommend mitigation if necessary. These impacts 

included traffic operations conditions during the a.m. and p.m. peak hours. Issues that were analyzed 

included pedestrian and vehicle sight distance, loading area for garbage and deliveries, short term parking 

area, frontage improvements to facilitate safe pedestrian access. All transportation concerns mentioned 

were addressed by City staff with appropriate mitigation measures required of the developer so that this 

project complies with all City codes and standards as feasibly possible. 

 

VIII. CHANGES TO THE PROPOSAL DUE TO STAFF REVIEW 

 

A. Site Design (Phase 1 & Phase 2) 

• A 107-ft long free-standing canopy along the 103rd Avenue NE street frontage of Phase 1 was added 

to comply with weather protection standards in LUC 20.25A.170.B.4.b.2 

• The 4-ft wide planter strip along the 103rd Avenue NE street frontage in front of the Phase 1 building 

was widened by 1 ft (to 5-ft wide) to comply with the standards in LUC 20.25A.090.B. 

• The configuration and design of the Outdoor Plaza evolved through a series of alternatives the 

applicant submitted for review as a request for an Administrative Departure as described in Section 2I 

of this report. 

• The trash/recycle loading area in the Phase 2 building was revised to comply with Land Use and 

Transportation standards.  

 

B. Building Design (Phase 2) 

• A retail space was added at the southwest corner of the residential lobby to comply with “C”- street-

frontage standards in LUC 20.25A.170.B.3.b.v to provide a minimum of 50% of Active Uses along the 

street wall. 

• A canopy was added along the NE 10th Street frontage to comply with “C”- street-frontage standards 

in LUC 20.25A.170.B.3.b.v to provide a minimum of 75% of weather protection along the street wall. 
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• The interior stair and elevator along  were revised to be a publicly accessible exterior stair and 

elevator to comply with the standards of LUC 20.25A.170.D for Upper Level Active Uses. 

• The exterior entrance and configuration of the Upper Level Active Use space was revised to comply 

with the standards of LUC 20.25A.170.D for Upper Level Active Uses. 

• Residential balconies located on the north façade of the tower were revised to comply with the 20-ft 

setback from the north parcel boundary between Phase 2 and Phase 1. 

 

IX. DECISION CRITERIA   

A. Master Development Plan Approval (LUC 20.30V.150) – Phase 1 and 2 

The Director may approve or approve with modifications an application for a Master Development Plan if: 

1.  The proposed Master Development Plan is consistent with the Comprehensive Plan; and 

  Finding: Through the provision of the outdoor plaza, adjoining active uses and pedestrian weather 

protection, and the upgrades to the existing Phase 1 streetscape, the MDP proposal meets the intent 

of Comprehensive Plan policies UD-12, UD-34 and DT-35, which support development that “enhances 

a safe, active and connected pedestrian environment” with “a sense of activity, enclosure and 

protection”.  The proposal also meets the intent of policy UD-11 to “develop mixed-use areas 

considering scale, traffic and land use”.  The two buildings within the project limit are each scaled to 

respond to adjacent development intensity, with the 6-story Phase 1 building (constructed) 

responding to the lower building height limit in the Downtown Residential (DT-R in Perimeter B-1 

overlay) to the north, while the height and scale of the Phase 2 building (proposed) will be consistent 

with existing development (the Avalon Towers) and projected development along NE 10th Street.  

Vehicular access to the site for parking and service for both the Phase 1 and proposed Phase 2 

buildings will continue to be provided from 103rd Avenue, which is a dead-end street and has a 

significantly lower traffic volume than  NE 10th Street. Refer to Attachment B –  Comprehensive Plan 

Policies for a list of policies that are applicable to, and provide support for, this project. 

 

2.  The Master Development Plan complies with the applicable requirements of this Code; and 

 

 Finding: The proposal complies with applicable requirements of the Land Use Code. The Phase 1 

project will be brought into compliance with the site development standards of the current 

Downtown Code, either through proposed modifications by the applicant as discussed in Section III.C 

, or through approved Administrative Departure requests as discussed in Section III.G.  

 

3.  The proposed Master Development Plan addresses all applicable standards, guidelines or criteria of 

this Code in a manner which fulfills their purpose and intent; and 

Finding: As conditioned, the proposal addresses all applicable design guidelines and criteria of this 

Code.  Refer to Section IV of this report for discussion relating to how the applicable design guidelines 

have been met. 

4.  The Master Development Plan depicts features of and relationships and connectivity between 

required site features for the underlying Land Use District.  

 Finding: As conditioned, the project depicts site features such as weather protection, active uses and 

open space (outdoor plaza) that relate to and connect with pedestrians along 103rd Avenue NE and 

NE 10th Street, thereby complying with required site features of the DT-MU Perimeter B-2 district. 

 

B. Design Review (LUC 20.30F.145) – Phase 2 

 The Director may approve, or approve with modifications, an application for Design Review if: 

 

1. The proposal is consistent with the Comprehensive Plan, and 

  Finding: The Phase 2 residential project (the building) is consistent with the applicable policies of the 
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Comprehensive Plan through its site organization, provision of pedestrian amenities and design 

attributes.  In addition to the outdoor plaza as described above, the building’s street frontage along  

will include a planting strip that extends the landscaping pattern of Phase 1, thereby enhancing the 

pedestrian environment beyond what would be required by Code.  The building’s location on the site 

will provide room for loading along the site’s boundary with Phase 1 and will create a strong presence 

at the intersection of NE 10th Street and 103rd Avenue.  The building’s scale and massing (podium and 

tower above) will be similar to existing development along NE 10th Street (the Avalon Towers project), 

and the exterior residential balconies will articulate the building’s form. Refer to Attachment B – 

Applicable Comprehensive Plan Policies for a list of Comprehensive Plan policies that are applicable 

to, and provide support for, this project. 

 

2. The proposal complies with the applicable requirements of this Code. 

Finding: As described in Section III of this report, the proposed building and site development will 

comply with all applicable requirements of the LUC except where Administrative Departures are 

requested for the following: 

• Departure 1: Planter Strip 

• Departure 2: Active Use 

• Departure 3: Intrusion Over the Sidewalk 

• Departure 4: Outdoor Plaza Size 

• Departure 5: Exempt Active Use Weather Protection 

• Departure 6: Build-to Line 

• Departure 7: Compact Parking 

Refer to Section III.G for discussions of how each request meets the Departure Criteria in LUC 

20.25A.030.D. 

 

3. The proposal addresses all applicable design guidelines or criteria of this Code in a manner which 

fulfills their purpose and intent. 

Finding: As described in Section IV of this report, this proposal addresses and complies with all 

applicable design guidelines and criteria for Design Review proposal in the Downtown. 

 

4. The proposal is compatible with, and responds to, the existing or intended character, appearance, 

and quality of development and physical characteristics of the subject property and immediate 

vicinity.  

Finding: The project will respond to its urban site by providing an outdoor plaza and adjoining active 

uses (restaurant and retail) within the plaza and along 103rd Avenue. The design of the building will fit 

contextually into the surrounding development due to massing, site design, and high-quality 

architectural design and detailing. 

 

5. The proposal will be served by adequate public facilities including streets, fire protection, and 

utilities. 

Finding: As discussed in Section VI of this report, the project will be served by adequate public 

facilities, including streets, fire protection and utilities.  Refer to Conditions of Approval regarding 

Transportation, Fire and Utilities in Section XI of this report. 

 

X. DECISION  

After conducting the various administrative reviews associated with the proposal, including applicable Land 

Use consistency, SEPA and City Code & Standard compliance reviews, the Director does hereby APPROVE 

WITH CONDITIONS the subject proposals. 

 

 

 

 



Mirador (Mira) Phase 2 

10232 NE 10th Street 

17-126596-LP/18-124370-LD 

Page 47 of 58 

 

     

XI. CONDITIONS OF APPROVAL: 

 

A. GENERAL CONDITIONS: 

 

1. Compliance with Bellevue City Codes and Ordinances 

The applicant shall comply with all applicable Bellevue City Codes, Standards, and Ordinances 

including, but not limited to: 

 

Applicable Codes, Standards and Ordinances 

 

Contact Person 

 

Clearing & Grading Code – BCC 23.76 Savina Uzunow, 425-452-7860 

Construction Codes – BCC Title 23 Violeta Tihova, 425-452-4259 

Fire Code – BCC 23.11 Glen Albright, 425-452-4270 

Land Use Code – BCC Title 20 Mark C. Brennan, 425-452-2973 

Environmental Procedures Code – BCC Title 22.02 Mark C. Brennan, 425-452-2973 

Noise Control – BCC 9.18 Mark C. Brennan, 425-452-2973 

Sign Code – BCC Title 22 Mark C. Brennan, 425-452-2973 

Transportation Code – BCC 14.60 Ian Nisbet, 425-452-4851 

Transportation R.O.W. – BCC 11.70, 14.30, 14.60 Tim Stever, 425-452-4294  

Utility Code – BCC Title 24 Mohamed Sambou, 425-452-4853 

 

The following conditions are imposed on the applicant under the authority referenced: 

 

2. Construction Hours 

Noise related to construction is allowed from 7:00 a.m. to 6:00 p.m. Monday through Friday and 9:00 

a.m. to 6:00 p.m. on Saturday.  Exceptions to the construction noise hours limitation contained in the 

Noise Control Code MAY be granted pursuant to 9.18.020C.1 when necessary to accommodate 

construction which cannot be undertaken during exempt hours.  Prolonged exposure to noise created 

by extended hour construction activity would likely have a significant impact on the surrounding 

residents.  In order to minimize detriment to nearby residential uses, the contractor shall not rely on 

City issuance of a blanket exemption from the Noise Control Code during the construction period.  

Allowances for short term work outside of normal construction hours shall be limited and will be 

reviewed on a case by case basis to verify necessity and ensure appropriate noise mitigation is 

utilized to protect surrounding uses and properties. Requests for exemption from the Noise Control 

Code must be submitted in writing two weeks prior to the scheduled onset of extended hour 

construction activity. Such request shall include a noise analysis prepared by a noise consultant, 

including recommendations for achieving the noise limitations of the Noise Ordinance for new 

residential construction.  

 

AUTHORITY: Bellevue City Code 9.18.040 

REVIEWER:   Mark C. Brennan, Land Use  

 

3. Holiday Construction and Traffic Restrictions 

Construction activities such as hauling and lane closures between November 15th and January 5th may 

be restricted due to holiday traffic. The Transportation Department will be monitoring traffic and will 

enforce this restriction based on conditions present at the time of construction. 

 

AUTHORITY: BCC 14.30.060 

 REVIEWER: Tim Stever, Transportation Department  
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4. Design Review Modifications 

Any modification to this approval shall be processed as either 1) a new decision, or 2) an addition or 

revision to this issued land use approval processed as a Land Use Exemption.  The applicant shall 

demonstrate compliance with the Land Use Code in effect at the time of issuance of this report.  Any 

modification of the project design must be reviewed for consistency with the design intent as stated 

in this report.  Conditions of Approval run for the life of the project. 

 

AUTHORITY: LUC 20.30F.175 

REVIEWER: Mark C. Brennan, Land Use  

 

5. Provisions for Loading 

The property owner shall provide an off-street loading space which can access a public street.  This 

must include an off-street location for garbage pick-up, which must be acceptable to the garbage 

hauler. On-street loading and unloading will not be permitted. 

 

AUTHORITY: LUC 20.20.590.K.4; BCC 14.60.180 

REVIEWER:  Mark C. Brennan, Land Use & Ian Nisbet, Transportation Department  

 

6. Use of Best Available Noise Abatement Technology  

The use of best available noise abatement technology consistent with feasibility is required during 

construction to mitigate construction noise impacts to surrounding uses. 

 

AUTHORITY: Bellevue City Code 9.18.020F 

REVIEWER: Mark C. Brennan, Land Use  

 

7. Air Pollution from Construction Vehicles and Equipment 

Construction vehicles and heavy construction equipment shall emit the least amount of air pollution 

as possible.  While on city streets, all construction vehicles shall meet the requirements of the 

Revised Code of Washington (RCW) 46.61.655 for covered loads. 

 

AUTHORITY: State Environmental Policy Act, Bellevue City Code, 23.76, RCW 46.61.655 

REVIEWER: Mark C. Brennan, Land Use  

 

8. Preliminary Design, Codes and Utility Standards 

Utility review has been completed on the preliminary conceptual information submitted at the time 

of this application. The review has no implied approvals for water, sewer and storm drainage 

components of the project.  A developer extension agreement will be required to construct the fire 

line and fire hydrant along with individual sewer (UA) permits to connect the new building.  Water, 

sewer and storm utilities will be reviewed and approved under the developer extension and 

individual side sewer permits. The applicant will be required to hand in a drainage report and storm 

water site plan with the Utility Developer Extension Agreement (UE) permit. 

 

AUTHORITY:  BCC Title 24.02, 24.04, 24.06  

REVIEWER: Mohamed Sambou, Utilities 

 

B. PRIOR TO CLEARING AND GRADING PERMIT:  

The following conditions are imposed to ensure compliance with the relevant decision criteria and Code 

requirements and to mitigate adverse environmental impacts not addressed through applicable Code 

provisions. These conditions must be complied with on plans submitted with the Clearing & Grading or 

Demolition permit application: 
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9. Right-of-Way Use Permit  

Prior to issuance of any construction or clearing and grading permit, the applicant shall secure 

applicable right-of-way use permits from the City’s Transportation Department, which may include: 

a. Designated truck hauling routes. 

b. Truck loading/unloading activities. 

c. Location of construction fences. 

d. Hours of construction and hauling. 

e. Requirements for leasing of right of way or pedestrian easements. 

f. Provisions for street sweeping, excavation and construction. 

g. Location of construction signing and pedestrian detour routes. 

h. All other construction activities as they affect the public street system. 

 

In addition, the applicant shall submit for review and approval a plan for providing pedestrian access 

during construction of this project. Access shall be provided at all times during the construction 

process, except when specific construction activities such as shoring, foundation work, and 

construction of frontage improvements prevent access. General materials storage and contractor 

convenience are not reasons for preventing access.  The applicant shall secure sufficient off-street 

parking for construction workers before the issuance of a clearing and grading, building, a foundation 

or demolition permit. 

 

AUTHORITY:  BCC 11.70 & 14.30 

REVIEWER:     Tim Stever, Transportation Department 

 

10. Civil Engineering Plans – Transportation  

Civil engineering plans produced by a qualified engineer must be approved by the Transportation 

Department prior to issuance of the clearing and grading permit for Phase 2. The design of all street 

frontage improvements and driveway accesses must be in conformance with the requirements of the 

Americans with Disabilities Act, the Transportation Development Code, the provisions of the 

Transportation Department Design Manual, and specific requirements stated elsewhere in this 

document.   

All relevant standard drawings from the Transportation Department Design Manual shall be copied 

exactly into the final engineering plans.  Requirements for the engineering plans for Phase 2 include, 

but are not limited to: 

 

a) Installation of 7-foot-wide sidewalk, 5-foot-wide planter strip, and new curb and gutter along the 

NE 10th Street and 103rd Avenue NE frontage. 

b) Widening of the existing loading area driveway to 30 feet wide. 

c) Installation of new mid-block crosswalk across NE 10th Street. 

d) Curb ramps, crosswalk revisions, and crosswalk equipment such as pushbuttons and RRFBs.  

e) Installation of a short-term vehicle pullout on NE 10th Street. 

f) Traffic signs and markings.   

g) Show any sidewalk easements necessary to cover the full 12 feet of sidewalk width. 

h) Curb, gutter, sidewalk, and driveway approach design. The engineering plans shall be the 

controlling document on the design of these features; architectural and landscape plans must 

conform to the engineering plans as needed. 

i) Installation or relocation of streetlights and related equipment. 

j) Undergrounding of existing overhead utility lines, which should be coordinated with adjacent 

sites. Transformers and utility vaults to serve the building shall be placed inside the building or 

below grade, to the extent feasible. 

k) Sight distance. Show the required sight triangles and include any sight obstructions, including 

those off-site. Sight distance triangles must be shown at all driveway locations and must consider 
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all fixed objects and mature landscape vegetation. Vertical as well as horizontal line of sight must 

be considered when checking for sight distance. 

l) Landings on sloping approaches are not to exceed a 7% slope for a distance of 30 feet 

approaching the back edge of sidewalk. Driveway grade must be designed to prevent vehicles 

from bottoming out due to abrupt changes in grade. 

m) City standards for driveway widths range from 30 to 36 feet on arterial streets, and 26 to 30 feet 

for local streets. Driveway aprons must be constructed in accordance with Design Manual 

Standard Drawings. 

n) Location of fixed objects in the sidewalk or near the driveway approach. 

o) Trench restoration within any right of way or access easement. 

 

Construction of all street and street frontage improvements must be completed prior to closing the 

clear and grade permit and right of way use permit for this project. A Design Justification Form must 

be provided to the Transportation Department for any aspect of any pedestrian route adjacent to or 

across any street that cannot feasibly be made to comply with ADA standards. Design Justification 

Forms must be provided prior to approval of the clear and grade plans for any deviations from 

standards that are known in advance. Forms provided in advance may need to be updated prior to 

project completion. For any deviations from standards that are not known in advance, Forms must be 

provided prior to project completion. 

 

AUTHORITY: BCC 14.60; Transportation Department Design Manual; Americans with Disabilities Act 

REVIEWER: Ian Nisbet, Transportation  

 

11. Final Landscape Plan for Outdoor Plaza 

a)  The final design for the outdoor plaza and the associated landscape plan must be submitted and 

constructed per the approved Clearing and Grading Permit. Any significant modification of this 

plaza will require review and approval.  

b)  The approved outdoor plaza and associated landscape plans shall also be submitted under the 

Building Permit(s) and clearly labeled “FOR REFERENCE ONLY – REFER TO CLEARING AND 

GRADING PERMIT 18-104372-GD FOR APPROVED DRAWINGS”. 

 

AUTHORITY: LUC 20.25A.030.C, 110.B and LUC 20.30.F.175 

REVIEWER:    Mark C. Brennan, Land Use 

 

12. Street Trees and Right-of-Way /Streetscape Landscape Installation and Irrigation 

a. Street Trees and Right-of-Way /Streetscape Landscape Final Landscape and Irrigation Plans 

shall be submitted with the Clearing and Grading Permit application for review by Clearing and 

Grading, Land Use, the Parks Department, and the Utilities Department.   

 

i. Planting shall be done according to the Parks Department Best Management Practices and 

Design Standards in place at the time of construction. 

 

ii. Prior to ordering, confirm cultivars of all street trees with City of Bellevue Parks Department.  

Contacts are: Tom Kuykendall, tkuykendall@bellevuewa.gov, 425-452-7924, or Merryn 

Hearn, MHearn@Bellevuewa.gov , 425-452-4100 

 

iii. A Parks Department representative shall be on-site to inspect street trees prior to planting 

AND at the time of planting to observe the installation.  Contact Parks Department Resource 

Management at (425) 452-6855 or the Parks Department contacts listed above at least 24 

hours before planting to schedule the inspection. 

 

 



Mirador (Mira) Phase 2 

10232 NE 10th Street 

17-126596-LP/18-124370-LD 

Page 51 of 58 

 

     

b. Right-of Way Irrigation 

i. Right-of-Way:  Any irrigation system for all landscaping within the City right-of-way will be 

on a separate meter and controller which can be accessed 24 hours a day by the City and 

shall remain separate from the on-site systems. The applicant will be required to construct 

the irrigation service line, setter and pay for the meter installation and associated 

connection charges for this meter. 

 

ii. The irrigation system shall include automatic operations and rain sensors to override the 

automatic cycle if needed. Coordinate the exact location with the Parks Department prior to 

irrigation installation and submit proof that the irrigation design for the right-of-way has 

been approved by the Parks Department prior to building permit issuance. If the irrigated 

area exceeds 500 square feet, then the landscape irrigation budgeting section of the Water 

Code applies.   

 

iii. Drip irrigation will not be allowed in the right-of-way planting strip. Schedule 40 irrigation 

pipe is required in the right-of-way and there shall be a minimum 4-inch diameter sleeves 

under all new sidewalks and driveways. 

 

iv. A private irrigation service line(s) is required for all on-site landscape areas. The Utilities 

Department is responsible for reviewing all irrigation designs.   

 

v. Electrical connections for lighting in tree wells or planter strips may be allowed, if installed in 

compliance with the electrical code and subjected to an electrical inspection. As-built 

drawings shall be submitted to the City of Bellevue Parks Department and Land Use.  

Irrigation devices and electrical components shall not create a tripping hazard in the 

sidewalk. 

 

vi. Parks Department Contacts: Tom Kuykendall, tkuykendall@bellevuewa.gov or (425) 452-

7925; or Merryn Hearn, MHearn@Bellevuewa.gov  or (425) 452-4100 

 

 AUTHORITY: LUC 20.25A.110, BCC 24.02.205, LUC 20.25A.060.A, LUC 20.20.520 

 REVIEWERS:  Tom Kuykendall, Parks Department & Mark C. Brennan, Land Use. 

 

13. Tree Protection 

Submit a Tree Protection Plan under the Clearing and Grading Permit to demonstrate how the 

existing street tree on NE 10th Street will be protected during construction. Include Tree Preservation 

Detail Drawing #35 and the City of Bellevue Development Standards. 

 

AUTHORITY: BCC 23.76 AND Bellevue Development Standards 

REVIEWER: Mark C. Brennan, Land Use 

 

C. PRIOR TO BUILDING PERMIT:  

The following conditions are required by City Code. Unless otherwise specified below, these conditions 

must be complied with on plans submitted with the Building Permit application: 

 

14. Right-of-Way Use for Residential Balcony Intrusion 

The applicant shall work with the City’s Transportation Department to determine the process by 

which the Phase 2 residential balconies may be allowed to intrude into the 103rd Avenue NE right-of-

way. 

 

AUTHORITY:  BCC 14.30 

REVIEWER:     Tim Stever, Transportation Department 

MCBrennan
Text Box
BCC 14.30Mazen Wallaia, Transportation Department
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15. Transportation Impact Fee  

Payment of the traffic impact fee will be required at the time of building permit issuance. If multiple 

building permits will be issued, the impact fee will be tied to the primary above-ground permit. 

Impact fees are subject to change and the fee schedule in effect at the time of building permit 

issuance will apply. 

 

AUTHORITY: BCC 22.16     

REVIEWER:   Ian Nisbet, Transportation Department 

 

16. Building and Site Plans – Transportation  

The building grade and elevations shall be consistent with the curb and sidewalk grade shown in the 

approved civil engineering plans.  During construction, city inspectors may require additional survey 

work at any time in order to confirm proper elevations.  Building plans, landscaping plans, and 

architectural site plans must accommodate on-site traffic markings and signs and driveway design as 

specified in the engineering plans.  Building plans, landscaping plans, and architectural site plans must 

comply with vehicle and pedestrian sight distance requirements, as shown on the engineering plans. 

 

AUTHORITY: BCC 14.60.060; 110; 120; 150; 180; 181; 190; 240; 241  

REVIEWER:   Ian Nisbet, Transportation Department 

 

17. Existing Easements  

Any utility easements contained on this site which are affected by this development must be 

identified.  Any negative impact that this development has on those easements must be mitigated or 

easements relinquished.   

 

AUTHORITY: Bellevue City Code 14.60.100 

REVIEWER:   Tim Stever, Transportation Department  

 

18. Sidewalk/ Utilities Easements  

The applicant shall provide sidewalk and utility easements to the City such that sidewalks outside of 

the City right of way along the property frontage are located within a pedestrian easement area. 

 

AUTHORITY: Bellevue City Code 14.60.100 

REVIEWER:   Ian Nisbet, Transportation Department 

 

19. Dedication of Right-of-Way 

The applicant shall dedicate right of way to the City along the property frontage such that street 

improvements to the back of curb are located within the public right of way.  

 

AUTHORITY: Bellevue City Code 14.60.090 

REVIEWER:   Ian Nisbet, Transportation Department 

 

20. Transportation Management Program 

The owner of the property being developed shall sign and record at the King County Office of Records 

and Elections an agreement to establish a Transportation Management Program to the extent 

required by Sections 14.60.070 and 14.60.080.  

 

AUTHORITY:  BCC 14.60.070; 080 

Reviewer:   Ian Nisbet, Transportation Department 
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21. Mechanical Equipment, Equipment Screening, and Street Furniture 

a. Show the location of each piece of mechanical equipment, including communication equipment 

such as satellite dishes, and demonstrate that screening is provided so that these items are not 

visible from adjacent streets, public sidewalks, or the surrounding buildings, AND 

b. No mechanical equipment (including power, telephone, traffic control, etc) shall be located in 

above ground cabinets in sidewalk areas within pedestrian pathways and walkways, including the 

public right-of-way.  Such equipment shall be located in underground vaults, in the building, or 

substantially screened per the approval of Land Use/DSD. No new utility vaults that serve only 

one development will be allowed within a public sidewalk.  Vaults serving a broader public 

purpose  may be located within a public sidewalk.  

c. No permanent street furniture shall be located within the “pedestrian travel zone.” 

 

AUTHORITY: Land Use Code 20.20.650, 20.25A.130 

REVIEWER: Mark C. Brennan, Land Use 

 

22. Exterior Building Lighting  

The applicant shall submit a detailed design for all building exterior lighting.  Lighting shall be contained 

to this site and not be permitted to spill-over to adjacent sites.  In addition, information on pedestrian-

scaled lighting along 108th Avenue NE shall be supplied as well.  All exterior building lighting is required 

to include cut-off shields to minimize impacts of light and glare. 

 

AUTHORITY: LUC 20.25A.110.A.5a and b 

REVIEWER: Mark C. Brennan, Land Use  

 

23. Garage Exhaust  

Provide certification by a noise consultant or mechanical engineer that the noise from the exhaust fans 

will not exceed 60 dBA and a determination by the City’s Mechanical Plans Examiner that the velocity 

and direction of airflows from the exhaust system will not adversely affect pedestrian comfort. 

 

AUTHORITY: BCC 9.18.030 and LUC 20.30F.145 

REVIEWER: Mark C. Brennan, Land Use 

 

24. Acoustical Engineer’s Report  

Prior to the issuance of a building permit the applicant must submit an acoustical engineer’s report 

on the proposed construction and the anticipated maximum noise thresholds inside residential units 

facing the street. 

 

AUTHORITY: Bellevue City Code 9.18  

REVIEWER: Mark C. Brennan, Land Use  

 

25. Street Level Glazing  

To ensure visibility from the sidewalk into the retail use spaces, clear (non-tinted, non-reflective) 

window glass shall be used.  A sample of the glass shall be submitted to the Land Use Division of the 

Development Services Department for review and approval prior to building permit issuance.  

 

The storefront windows for the commercial/service space shall not be obstructed with devices such as 

curtains, blinds, backs of display units, etc. to allow continuous visual access into the spaces. 

 

AUTHORITY: LUC 20.25A.030.C.1, 20.15A.090.E and 20.30F.145 

REVIEWER: Mark C. Brennan, Land Use  
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26. Screening for Rooftop Mechanical Equipment 

All equipment shall be consolidated.  All screening shall be visually integrated with the form and color 

of the building, and the equipment shall be screened from all sides (and from above). Screening from 

above shall be accomplished with a solid, non-reflective roof, which may incorporate louvers, vents 

or similar penetrations to provide the necessary ventilation or exhaust for the equipment being 

screened.  Any rooftop structures to house mechanical equipment shall be the minimum size 

necessary. 

 

AUTHORITY: LUC 20.20.525 and Comprehensive Plan Policy UD-8 

REVIEWER: Mark C. Brennan, Land Use  

 

27. Amenity Designs and Statistics  

The building permit plans shall include a detailed design for each proposed amenity with a design 

component and a statistical summary for each amenity included in the building permit drawings. 

 

AUTHORITY:   LUC 20.25A.030 

REVIEWER: Mark C. Brennan, Land Use 

 

28. Fire Sprinkler/Standpipe 

The proposed structures shall be provided with an automatic fire sprinkler system in accordance the 

International Fire Code as amended by the City of Bellevue.  A permit for the fire system shall be 

obtained from the Fire Department prior to work commencing.   

 

The structure shall be provided with a standpipe system as required by the International Fire Code.  

Submit revised plans indicating that deferred submittal will be provided.  

 

AUTHORITY:  IFC 903.2,  IFC 905.3 

REVIEWER:  Glen Albright, Fire Review 

 

29. Fire Alarm/Monitoring 

A fire alarm system installed in accordance with the International Fire Code and NFPA 72 is required 

for this structure.   

 

AUTHORITY:  IFC 907.2 

REVIEWER:  Glen Albright, Fire Review 

 

30. Emergency Responder Radio System 

Approved radio coverage for emergency responders shall be provided with buildings meeting any of 

the following conditions:  

1. There are more than five stories above grade plane (as defined by the International Building 

Code, Section 202);  

2. The total building is 50,000 square feet or more;  

3. The total basement area is 10,000 square feet or more;  

4. There are floors used for human occupancy more than 30 feet below the finish floor of the 

lowest level of exit discharge.  

 

 Radio coverage is based upon the existing coverage levels of the public safety communication 

systems of the jurisdictions at the exterior of the building.  This section shall not require 

improvements of the existing public safety communication system.  

 

 AUTHORITY:  IFC 510.1 

REVIEWER:  Glen Albright, Fire Review 
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31. Smoke Control System 

The structure shall be equipped with a smoke-control system as required by the International 

Building Code chapter 4.  The Conceptual Smoke Control Submittal shall be approved prior to the 

issuance of any BB permits for this project.  Requirements for both the Conceptual and Detailed 

Smoke Control Submittals can be found online in the Bellevue Fire Department Smoke Control 

Guidelines manual.  Experience shows that the most successful projects utilize a Fire Protection 

Engineer early in a project to develop the smoke control concept, detailed design and maintain an 

active and integral role throughout the project.  This individual is ideally the “Design Professional in 

Responsible Charge”. 

 

 AUTHORITY:  International Building Code chapter 4, Bellevue Fire Department Smoke Control 

Guidelines manual.   

REVIEWER:  Glen Albright, Fire Review 

 

32. Firefighter Air Replenishment System 

Firefighter Air Replenishment Systems shall be installed in all buildings classified by the International 

Building Code as a high-rise.  Design criteria can be found in the City of Bellevue amendments to the 

International Fire Code.   

 

 AUTHORITY:  International Building Code, City of Bellevue amendments to the International Fire Code.   

REVIEWER:  Glen Albright, Fire Review 

 

D. PRIOR TO ISSUANCE OF ANY CERTIFICATE OF OCCUPANCY: The following conditions are required by City 

Code and supported by City Policy. The conditions shall be complied with prior to issuance of the any 

Certificate of Occupancy: 

 

33. Street Frontage Improvements  

All street frontage improvements and other required transportation elements, including street light 

and traffic signal revisions, must be constructed by the applicant and accepted by the Transportation 

Department inspector. All existing street light and traffic signal apparatus affected by this 

development, including traffic controllers, pedestrian signal poles, traffic signal poles, and power 

sources, must be relocated as necessary. Existing overhead lines must be relocated underground. All 

required improvements must be constructed as per the approved plans or as per direction of the 

Transportation Department inspector. Bonding or other types of assurance devices will not be 

accepted in lieu of construction, unless the City requires a delay.  

 

AUTHORITY: BCC 14.60; Comprehensive Plan Policy UT-39; Transportation Department Design  

  Manual; and Transportation Department Design Manual Standard Drawings. 

REVIEWER:   Ian Nisbet, Transportation Department  

 

34. Implement the Transportation Management Program 

The Transportation Management Program required by Bellevue City Code Sections 14.60.070 and 

14.60.080 per a condition of approval above must be functional prior to issuance of the initial 

certificate of occupancy. 

 

AUTHORITY:  BCC 14.60.070, 14.60.080 

Reviewer:  Ian Nisbet, Transportation Department 

 

35. Pavement Restoration  

Pavement restoration associated with street frontage improvements or to repair damaged street 

surfaces shall be provided as follows: 
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a) NE 10th Street:  This street has been classified as a “Concrete Road”. Should street cuts prove 

unavoidable or if the street surface is damaged in the construction process, replacement of the 

entire 10-inch thick concrete panel or panels will be required per Design Manual Drawing RC-

210-1.   

 

AUTHORITY:   BCC 14.60. 250; Design Manual Design Standard #23 

REVIEWER:   Tim Stever, Transportation Department  

 

36. Recording: Solid Waste/Recycling Containers  

The applicant shall sign and record with King County an agreement that runs with the property which 

requires all recycling bins, refuse containers and similar items to be moved out of the building 

immediately prior to pick up by building staff, and moved back into the building immediately upon 

completion of pick-up. No trash containers will be allowed to remain in and/or block the public right-

of-way. 

 

AUTHORITY: Land Use Code 20.20.725  

REVIEWER: Mark C. Brennan, Land Use  

 

37. Allocation of Parking for Retail, Restaurant and Residential Uses 

Prior to TCO, the applicant shall submit plans of the parking garage to Land Use, identifying the exact 

location of the parking stalls to be assigned to the retail and restaurant uses in the building and 

identify any conditions and restrictions for these spaces, including how they are to be monitored. All 

retail and restaurant use spaces shall be marked as such and all commercial parking spots must be 

available during regular business hours. 

 

AUTHORITY: Land Use Code 20.25A.080 

REVIEWER: Mark C. Brennan, Land Use  

 

38. Interior Noise Levels 

Interior noise levels inside residential units shall not to exceed 40 dBA in sleeping areas and 45 dBA in 

non-sleeping areas. The project acoustical engineer shall document noise levels inside a random 

sample of the rooms and submit his/her findings to the City for review. If the noise levels exceed the 

required maximums, the City will require additional noise mitigation as necessary to achieve the 

maximum allowable levels prior to the issuance of any Occupancy Permit 

. 

AUTHORITY: Bellevue City Code 9.18.045 

REVIEWER: Mark C. Brennan, Land Use  

 

39. Landscape Installation Assurance Device  

All site landscaping shall be 100% complete per the plan approved by the City. Alternatively, the 

following may be submitted: 1) a red-marked plan identifying which landscape areas are incomplete; 

2) an estimate for the total cost to complete these areas; and 3) a notarized Assignment of Savings 

dedicated to the City for 150% of the estimated cost to complete these areas per the approved 

Landscape Plan. The assurance device will be released upon complete installation and inspection 

approval. 

 

AUTHORITY: Land Use Code 20.40.490  

REVIEWER: Mark C. Brennan, Land Use  

 

40. Landscape Maintenance Assurance Device  

The applicant shall file with the Development Services Department a landscape maintenance 

assurance device for a one-year period in the form of an assignment of savings or letter of credit 
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equivalent to 20% of the cost of labor and materials for all of the required landscaping. 

 

AUTHORITY: Land Use Code 20.40.490  

REVIEWER: Mark C. Brennan, Land Use  

 

41. Maintenance Agreement with the City of Bellevue  

After one-year, the landscape shall be inspected by Land Use and the Parks Department. Prior to the 

release of the Landscape Maintenance Assurance Device, the applicant and the City of Bellevue shall 

enter into an agreement to determine future maintenance responsibilities for the streetscape and 

streetscape plantings.  

 

AUTHORITY: Land Use Code 20.20.520.K and 20.40.490   

REVIEWER: Mark C. Brennan, Land Use  

 

42. Recording of Amenities and Exempt Active Use Space in Perpetuity:   

After final review and approval by Land Use, the applicant shall record a copy of the following with 

the King County Office of Records and Elections: 

a. A signed statement on Owner’s letterhead stating that 100% of the exempt Active Use space 

shall remain in perpetuity 

b. Final, approved bonus point calculations (Tables 2, 3 and 4 in Section III of this report), including 

any modifications made during building permit review and building construction and a revised 

FAR Worksheet for DNTN-MU Perimeter B-2 Overlay. 

c. Building plans identifying all amenities and square footage. 

d. Building plans identifying any square footage exempted from overall GFA for FAR. 

e. The Conditions of Approval for this Design Review.  

 

AUTHORITY: LUC 20.25A.020.D3, LUC 20.25A.030.D and 20.30F.145 

REVIEWER: Mark C. Brennan, Land Use  

 

43. Documentation of the Value of Sculpture (or Water Feature) 

Prior to any CO, the applicant shall provide documentation of the $40,000 cost or appraised value of 

the water feature as shown on Table 4 - FAR Amenities in Section III of this report and on the FAR 

Worksheet. 

 

AUTHORITY: LUC 20.25A.030.D 

REVIEWER: Mark C. Brennan, Land Use 

 

E. PRIOR TO ISSUANCE OF ANY SIGN PERMITS 

 

44. Signage  

 This Design Review approval addresses the conceptual design of signage only and does not include 

approval of the design of any specific sign(s). Design review of each sign and compliance with the sign 

Code will occur through review of each Sign Permit application. 

a) All signage shall be pedestrian oriented.   

b) The projected images on the building soffit may not include any project signage. 

c) The sign package plans, elevations, and/or sketches shall include but are not limited to: 

• Location, illumination, color & materials and design (no cabinet or freestanding signs allowed). 

 

AUTHORITY: LUC 20.25A.110, LUC 20.30F, BCC 22B.10.025.B.4 and 10.030 

REVIEWER: Mark C. Brennan, Land Use  
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DIAGRAM 1: RESIDENTIAL DECK  LOCATED ON THE EAST SIDE OF THE BUILDING
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EAST ELEVATION AT 103RD AVE NE. A TOTAL OF 14 RESIDENTIAL DECKS PROVIDED





















 
ADMINISTRATIVE DEPARTURE REQUEST FORM  

  
Permit #:17‐126596‐LP & 18‐124370‐LD 

 
Project Name: MIRA 2 

 
Administrative Departure requested for LUC: Insert Code Section here 

 

Provide written responses using this form (in Word format) to  
1) describe the Departure requested and   
2) to provide written responses to the Departure Approval Criteria in LUC 20.25A.030.D.  
Provide a separate Administrative Departure Request Form for each Departure 
requested. 
Response sections below will expand to fit your answers as more space is needed. 
 

Refer to Land Use Code for complete wording and requirements at: 
https://bellevue.municipal.codes/LUC 

Written Description of Departure Being Requested: 

 

Provide a written narrative below, describing the departure being requested (reason for request, design, 

dimensions, etc.) and how Departure fits into the design of the project as a whole.  Attach diagrams, plans, 

and/or renderings as needed to this Administrative Departure Request Form to adequately describe the 

Departure. 

City of Bellevue Comment, 6/3/19: 

a. A portion of the Phase 2 building does not meet the back of the required sidewalk as 
required in LUC 20.25A.020.A DT‐Build‐To Line to accommodate the Outdoor Plaza. 
The Code allows an applicant to request a re‐designation of the build‐to‐line as indicated 
in this section. 
 

MZA: The negotiated location of the Outdoor Plaza is set back from the sidewalk approximately 30 feet along 
NE 10th Street.  The Applicant requests an adjustment of the Build‐To Line to the intersection of the 
dimensioned plaza edge and the building face north of the sidewalk, shown on the plan document A0.4. and 
A2.1. 

 

Written Responses to the Departure Decision Criteria in LUC 20.25A.030.D.1.2: 

i. The resulting design will advance a Comprehensive Plan goal or policy objective that is not adequately 

accommodated by a strict application of the Land Use Code; AND  

 MZA: Through negotiations with the City, it has been determined that the goals of the 
Comprehensive Plan are supported through the establishment of the Open Plaza of the size and 
location shown on these drawings.  Refer to Departure Request #8 for establishment of the Open 
Plaza, submitted in cycle number 2 in March 2019. 
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ii. The resulting design will be more consistent with the purpose and intent of the Land Use Code; AND 

MZA: Through negotiations with the City, it has been determined that the goals of the 
Comprehensive Plan are supported through the establishment of the Open Plaza of the size and 
location shown on these drawings.  Refer to Departure Request #8 for establishment of the Open 
Plaza, submitted in cycle number 2 in March 2019. 

iii. The modification is the minimum reasonably necessary to achieve the Comprehensive Plan objective or 

Land Use Code intent; AND 

MZA: Through negotiations with the City, it has been determined that the goals of the 
Comprehensive Plan are supported through the establishment of the Open Plaza of the size and 
location shown on these drawings.  Refer to Departure Request #8 for establishment of the Open 
Plaza, submitted in cycle number 2 in March 2019. 

iv. Any Administrative Departure criteria required by the specific terms of the Land Use Code have been met;  

 
OR 

 

v. The modification is reasonably necessary to implement or ensure consistency with a departure allowed 

through a Development Agreement approved pursuant to subsection D.2 of this section (LUC 

20.25A.030.D.2). 

MZA: Through negotiations with the City, it has been determined that the goals of the 
Comprehensive Plan are supported through the establishment of the Open Plaza of the size and 
location shown on these drawings.  Refer to Departure Request #8 for establishment of the Open 
Plaza, submitted in cycle number 2 in March 2019. 
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